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AMENDMENTS TO STATE PIER MDP 


Changes Made Pursuant to Agency Comments 
Section 3.2.3, Flood Hazard Area 

Winthrop Point noted as being located in 100-year floodplain in response to DEP 
memorandum of February 11, 1999 

Section 3.5.2, Recommendations 

Items 8, 9, and 10 added in response to DEP memorandum of February 11, 1999 
Section 3.6, Coastal Resources 

Entire subsection added in response to DEP memorandum of February 11, 1999 
Section 5.1.1, Demolition and Site Plan 

Specific language incorporated from January 25, 1999 letter from Deputy State 
Historic Preservation Officer 

Section 5.1.3, Removal of Streets 

Clarification regarding removal of Eighth Street made in response to ConnDOT 
comments of February 11, 1999 

Section 5.4, Consistency with Coastal Management Act 

New subsection added in response to DEP memorandum of February 11, 1999 

Section 7.1, Properties Designed for Acquisition 

New paragraph added regarding disposition and availability of State of Connecticut 
property in response to ConnDOT comments of February 11, 1999 

Figure 16, Right-of-Way Adjustments 

Note added to map regarding Eighth Street in response to ConnDOT comments of 
February 11, 1999 

Figure 17, Property Disposition 

State of Connecticut property used by Fox Navigation deleted in response to 
ConnDOT comment of February 11,1999 

Changes Made Pursuant to DECD Comments 

Forward 

Table modified with respect to Sections 11,12, and 13. Note that specific findings 
were previously included and remain in Section 11. 



Section 3.5, Environmental Conditions 

Section was added after release of January 20, 1999 draft, but appeared in January 28, 
1999 draft 

Section 4.4, Rehabilitation Standards and Controls 
Reference to "Exhibit B" deleted 

Section 5.1, Proposed Site Improvements 

Modification to January 20, 1999 draft text noting possible development of Action 
Area and reference to Concept Plan 

Section 5.3, Traffic Impacts 

Traffic generation modified to reflect possible ±150,000 square foot building 
Section 6.0, Market Analysis 

Section added after release January 20, 1999 draft but was included in January 28, 

1999 draft 

Section 7.3.2, Property Rehabilitation Standards 
Reference to "Exhibit B" deleted 

Section 10.1, Statement of Jobs to be Created 

Section added after release of January 20, 1999 draft but was included in January 28, 
1999 draft 

Appendix E, Relocation Plan 

Deleted from January 28, 1999 draft but included in Final Draft 

Appendix F, Boring Logs 
Added in this draft 

C. Concept Plans 

For illustration purposes only , two alternate concept plans have been included as 
Appendix G in order to demonstrate the feasibility of construction of port-related 
warehouses partially located in the Action Area. 

D. City of New London and NLDC Comments of March 2. 1999 


Forward and Section 1.1. Purpose of Plan 
Statutory reference corrected. 

Section 3.5.1. Environmental Evaluation 

Description and citation provided for ground water and surface water classification. 



Section 3.6.2. Coastal Hazard Area 
Datum for water elevation provided. 


Section 4.3.3(l3\ Appropriateness of Design and Materials 
Requirement for life cycle analysis added for publicly funded projects. 

Section 5.1.2, rBuilding Demolition') 

Reference to demolition to be performed in accordance with State and federal 
requirements. 

Section 8.1, Relocation of Project Occupants 
Reference to Appendix E. 

Section 12.1.2. Job Creation 
Number of construction jobs identified. 

Table 6. Opinion of Probable Construction Costs 
Source noted. 
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1.0 


INTRODUCTION 


1.1 Purpose of the Plan 

The City of New London, acting through its designated agency. The New London 
Development Corporation (NLDC), in association with the Connecticut Department of 
Economic and Community Development (DECD) has initiated the preparation of a 
Municipal Development Plan (MDP) for the area of the City located adjacent to the 
Thames River referred to as "State Pier." This MDP has been prepared under Chapter 
132 and Section 588(1) of the Connecticut General Statutes. 

The City of New London is a waterfront community along the tidal estuary of the 
Thames River and Long Island Sound in southeastern Connecticut. New London is only 
5.79 square miles in size, making it geographically the second smallest municipality in 
the State of Connecticut. Nearly 54% of the total land area of New London is exempt 
from local property taxes. 

The State Pier MDP Project Area is approximately 125 acres in size and includes a 
variety of land uses, most of which are industrial in nature with two pockets of residential 
properties. The dominant features include Adm. Harold E. Shear State Pier, Central 
Vermont Railroad Pier, and the tracks owned by New England Central Railroad. 

Interstate 95 and the Gold Star Bridge traverse the area (see Figure 1). 

The City of New London has initiated several projects over the past few years with the 
goal of revitalizing its economy by focusing on the potential offered by the Thames River 
corridor. NLDC's mission in undertaking this project is to improve the efficiency of port 
operations at the State Pier by optimizing the multi-modal transportation linkages of 
water, rail, and interstate highways, thus stimulating economic development in the area. 


STATE PIER MUNICIPAL DEVELOPMENT PLAN 
NEW LONDON, CONNECTICUT 
FEBRUARY 1999 


1-1 


FIN.AL DRAFT 






























support in the areas of market analysis, property appraisal, and environmental assessment 
has been provided by other consultants for incorporation into this document. 

1.2 Project Area and Action Area 

The State Pier MDP Project Area encompasses an area of approxim ately 125 acres 
generally bounded by Riverside Park on the north; by the Thames River on the east and 
south; and by Winthrop Cove, Aontrak, and Crystal Avenue on the west. Interstate 95 
and the Gold Star Bridge bisect the Project Area. The State Pier (owned by the State of 
Connecticut), CV Pier, a railroad depot, and several large manufacturing/warehouse 
buildings dominate the Project Area. Two residential neighborhoods are located within 
the Project Area. One is situated at the northerly boundary adjacent to Riverside Park 
and the other, referred to as the "Action Area," is located contiguous to the port area. 

Development of State Pier and its adjacent properties is the focus of this Plan. The pier 
itself is 1,000 feet in length on both sides, has a water depth of 30 to 40 feet, and is 
capable of handling large cargo vessels. With the lack of warehouse space and efficient 
outside storage yards. State Pier is underutilized and has yet to reach its peak as a 
prominent multimodal maritime center. 

Located at the heart of port operations is the proposed Action Area. It consists primarily 
of an isolated group of 16 residential properties located on a hill overlooking the port 
operations and four parcels ovraed by the State of Connecticut now used as part of the 
operations at the Port of New London. The Action Area is surrounded entirely by non- 
residential land uses associated with the port. 

The acquisition and demolition of these homes, the abandonment of the City streets 
within the Agtion Area, and the incorporation of some of the vacant land owned by the 
State of Connecticut would free up 8.6 acres capable of supporting warehousing, outside 
storage, and other port-related activities. In turn, such development would provide 
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State of Connecticut would free up 8.6 acres capable of supporting warehousing, outside 
storage, and other port-related activities. In turn, such development would provide 
additional jobs and public revenue, all in support of maritime revitalization. 

In preparing the State Pier MDP, NLDC examined the physical characteristics of the 
entire Project Area including environmental features, land use, transportation and 
infrastructure. Alternative development options for the Project Area were evaluated on a 
preliminary basis to understand the relationship between the Action Area and the entire 
Project Area and to be sure that proposed uses and actions within the Action Area would 
not adversely affect existing adjacent land uses or preclude future economic development 
opportunities in or near the Project Area. 

fl5spmdp-jea.doc 
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2.0 PROPERTY DESCRIPTIONS 


A topographic survey of the entire Project Area has been obtained utilizing the City of 
New London's recent aerial flight digitized by Aerotech, Inc. specifically for this MDP. 
Ground control was provided by Milone & MacBroom, Inc. 

The boundary for the Project Area has been compiled from existing maps available from 
the City of New London. Property lines for individual parcels have been compiled from 
the City's tax maps. The boundary for the Action Area has been field surveyed to an A-2 
standard of accuracy. 

2.1 Property Description - Project Area 

The following is a legal description of the Project Area as illustrated on Figure 2: 

State Pier Municipal Development Area 

A certain parcel of land situated in the City of New London, County of New London and 
State of Connecticut being more particularly bounded and described as follows: 

Beginning at a point at the intersection of the southeasterly street line of Governor 
Winthrop Boulevard and the southwesterly street line of Water Street; 

thence running northwesterly 1,500 feet more or less along the southwesterly street line 
of Water Street to a point; 

thence running northerly 1,570 feet more or less along the westerly street line of Crystal 
Avenue to a point; 

thence running southwesterly 365 feet more or less along the extension of the 
southeasterly street line of Lewis Street to a point; 
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thence running southwesterly 50 feet more or less along a portion of Winthrop Street to 
a point; 

thence running northwesterly 460 feet more or less along the southwesterly street line of 
Winthrop Street to a point; 

thence running northerly 220 feet more or less along the westerly street line of Cole 
Street to a point; 

thence running northeasterly 50 feet more or less along a portion of Cole Street to a 
point; 

thence running northeasterly 69 feet along land now or formerly of David W. Gill, Sr. to 
a point; 

thence running southeasterly 50 feet to a point, thence turning and running northeasterly 
17 feet, all along land now or formerly of Fleta Jackson, to a point; 

thence running southeasterly 50 feet to a point, thence turning and running northeasterly 
83 feet, all along land now or formerly of Stephen Pualo, to a point; 

thence running southeasterly 115 feet more or less along the southwesterly street line of 
Terrace Avenue to a point; 

thence running northeasterly 40 feet along the southeasterly street line of Terrace 
Avenue to a point; 

thence running easterly 115 feet along land now or formerly of the City of New London 
to a point; 
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thence running southerly 58.5 feet to a point, thence turning and running easterly 95 
feet, all along land now or formerly of Margaret H. Omalley, to a point; 

thence running easterly 50 feet along a portion of Crystal Avenue to a point; 

thence running southeasterly 95 feet more or less along the northeasterly street line of 
Crystal Avenue to a point; 

thence running northeasterly 65 feet to a point, thence turning and running southeasterly 
12.4 feet to a point, thence turning and rurming northeasterly 110 feet to a point, thence 
turning and running northwesterly 54 feet to a point, thence turning and running 
southwesterly 19.8 feet, all along land now or formerly of Kimberly A. Carrigan, to a 
point; 

thence running northwesterly 56 feet to a point, thence turning and running 
southwesterly 15 feet, all along land now or formerly of Esther Filangeri, to a point; 

thence turning and running northwesterly 340 feet along land now or formerly of David 
M. Johnson, land now or formerly of Kenneth R. Olson, land now or formerly of U.S. 
Army Corp of Engineers, land now or formerly of Sharon E. Salen, land now or 
formerly of Jeffrey D. Longhenry and land now or formerly of Ruperta C. Uhler, each in 
part, to a point; 

thence running southwesterly 150 feet along land now or formerly of Ruperta C. Uhler 
to a point; 

thence running northwesterly 109 feet along the northeasterly street line of Crystal 
Avenue to a point; 
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thence running northeasterly 1,365 feet more or less along the northwesterly street line 
of Adelaide Street and along the extension of said street line to a point; 

thence running South 45°-00'-00" East 2,035 feet more or less to a point, thence turning 
and running South 02°-00'-00" East 2,410 feet to a point, thence turning and running 
South 60°-00'-00" West 780 feet to a point, thence turning and rurming North 35°-00'- 
00" West 1,120 feet more or less, all along a portion of land of the State of Connecticut, 
to a point; 

thence running southwesterly 555 feet more or less along land of the State of 
Connecticut and land now or formerly of Thames Shipyard & Repair Company, each in 
part, to a point; 

thence running southeasterly 190 feet more or less along the southwesterly street line of 
Ferry Street to a point; 

thence running southwesterly along the extension of the southeasterly street line of 
Governor Winthrop Boulevard to the point of beginning. 

Being more particularly bounded and described on a map entitled: "Project Boundary 
Map, State Pier Municipal Development Plan, New London, Connecticut," Scale: 
r-200', Dated: January 27, 1999, Figure: 2, and Prepared by: Milone & MacBroom, 
Inc. 

2.2 Property Description - Action Area 

The following is a legal description of the Action Area as illustrated on Figure 3: 
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State Pier Action Area, 376,720 square feet, 8.648 acres 


Beginning at a point on the northerly streetline of State Pier Road (State Road 437) 
at the division line between land now or formerly of the State of Connecticut and 
the parcel herein described; 

thence nmning North 07°-15'-03" West 46.00 feet along land now or formerly of 
the State of Connecticut to a point; 

thence running along a clockwise curve having a radius of 5,654.65 feet, 658 feet 
more or less along land now or formerly of Amtrak and land now or formerly of the 
State of Connecticut, each in part, to a point; 

thence running southeasterly 307 feet more or less along the Thames River to a 
point; 

thence miming South 83°-27'-03" West 212 feet more or less to a point, thence 
turning and miming South 27°-43'-05" West 490.08 feet to a point, thence turning 
and running South 27°-57'-31" West 220.25 feet to a point, thence turning and 
running North 71°-46'-19" West 39.93 feet to a point, thence turning and running 
South 84°-00'-42" West 49.27 feet to a point, thence turning and run nin g South 56°- 
52'-53" West 59.76 feet to a point, thence turning and miming along a clockwise 
curve, having a radius of 475.00 feet, 211.59 feet to a point, thence turning and 
running North 07°-35'-57" West 432.19 feet, all along land now or formerly of the 
State of Connecticut, to a point; 

thence running North 83°-18'-14" East 50.03 feet to a point, thence turning and 
miming North 06°-49'-30" West 89.89 feet to a point, thence turning and miming 
South 82°-04'-31" West 49.13 feet, all along the streetline of State Pier Road to the 
point of beginning. 
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It should be noted that the internal boundaries of the parcels within the Actin Area will be 
required to be surveyed to an A-2 accuracy and will be performed after the MDP is 
adopted and prior to its initiation of property acquisition. 
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3.0 EXISTING CONDITIONS 


3.1 Existing Land Use and Zoning 


3.1.1 Existing Land Use 

As depicted on Figure 4, "Existing Land Use," the core of the Project Area is 
predominately industrial in nature with a clear dependency on port and rail access. The 
majority of the land area in the southern and eastern portions of the MDP area is owned 
by either New England Central or Canadian National railroads and contains tracks 
accessing the State Pier, the Canadian National Pier, connecting to Amtrak’s main line or 
contains siding tracks. 

Until recently. State Pier and the surrounding parcels along Sixteenth Street and the 
eastern portions of Twelfth and Tenth Streets were under federal ownership and used by 
the Department of the Navy. These parcels have since been transferred to the State of 
Coimecticut Department of Transportation and constitute one of Connecticut's three 
deep-water ports. 

Fox Navigation presently leases a portion of the waterfront just north of the State Pier 
and operates a high-speed ferry service. Currently, with the exception of the ferry staging 
area, most of the land area east of the Sixteenth Street right-of-way is used for ferry- 
related parking. 

Out of character with its current surroundings is a small pocket of residences. These 
residences, most of which were built in the 1890's, were passed over as part of previous 
Urban Renewal property acquisition activities. There are 14 residential structures on the 
parcels bound by or located along the approach to State Pier on the west. State Pier Road 
on the north, Fraser Street on the east, and Twelfth Street on the south. According to 
assessor records, three of these structures are single-family homes; ten of these structures 
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are two-family homes, and one structure was converted to commercial usage but is 
currently vacant. 

A large urban renewal parcel, owned by the City of New London, is located at the 
intersection of State Pier Road and Thomas Griffin Road. The location of rail lines and 
elevated roadways separate the MDP area into distinct regions. As a result of the creation 
of the 1-95 corridor and urban renewal activities in the 1970's, there are pockets of light 
industrial/warehousing usage, public housing and municipal public works related 
facilities in and abutting the northern and western portion of the MDP area. There is also 
a DEP operated boat launch under the interstate/bridge right-of-way. In the extreme 
northern portion of the MDP area, just south of Riverside Park, is a small enclave of 
residential uses of varying age and type and two lodges/ffatemal clubs — a Moose Lodge 
and a Polish American Veterans Auxiliary Club. Included as Appendix A is Table 1, 

State Pier MDP Study Area Property Characteristics, providing a parcel by parcel 
inventory taken from City of New London tax records. Table 2 is a list of characteristics 
of residential properties within the Project Area. 

3.1.2 Existing Zoning 

As shown in Figure 5, "Existing and Proposed Zoning Map," the Action Area is located 
in a WCI - Waterfront Commercial Industrial Zone and District as defined in the Zoning 
Regulations of the City of New London. The regulations applicable to a WCI Zone 
permit a variety of water-dependent uses and port facilities, manufacturing, railroad 
operation, and boatyard uses, among others. The allowed lot coverage is 50% and the 
maximum permitted building height is 45 feet. The WCI Zone was created in 1983 in 
recognition of unique waterfront and port district development requirements. 
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3.2 Physical Environment 


The following section provides discussion of the physical characteristics of the MDP area 
based on published data. Field observations were made by Milone & MacBroom, Inc. 
and Harrall-Michalowski Associates personnel to ascertain the condition of streets and 
infrastructure systems. 

3.2.1 Topography 

Generally, the MDP area has relatively gentle slopes. The shoreline edge of the property 
along the quay is steeper with an approximated 15-foot rise in elevation from the Thames 
River to the adjacent parking area. The residential area bounded by State Pier Road, 
Sixteenth Street, and the access drive to the pier lies on a bluff overlooking the port and 
New London harbor. The steep topography between the Action Area and the State Pier 
may need to be altered by a future developer in order to integrate the property into 
existing port operations. Figure 6, "Topography and Soil Boring Location Map," was 
prepared specifically for this MDP. 

3.2.2 Soils 

The soil underlying the Project Area and the surroimding vicinity have been mapped and 
described in the publication "Surficial Geology of the New London Quadrangle" by 
Richard Goldsmith (1962), as published by the U.S. Geological Survey. 

The portion of the State Pier MDP area west of the rail right-of-ways as well as the 
residential area is underlain by a glacial till. It consists of compact sandy and gravelly till 
with a relatively smooth surface. Also included are a few thin masses of loose till and 
small lenses of stratified material. A small pocket in the northwestern comer of the MDP 
area is identified as having bedrock outcropping. The remaining portions of the MDP 
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area are classified as artificial fill. These are generally earth fill and contain little or no 
amounts of trash. 

The U. S. Department of Agriculture's (USD A) Natural Resources Conservation Service 
(NRCS) has developed soil mapping of New London County, Connecticut. The soil 
survey shows that the Project Area is underlain predominantly by urban land and 
Udorthents-urban land complex. Small pockets of Hinckley gravelly sandy loam, 
characteristically having 3% to 15% slopes remain in the MDP area. These Hinckley 
soils are mainly restricted to the residential area. 

The Udorthents-urban land complex consists of excessively drained to moderately well 
drained soils that have been disturbed by cutting or filling, and areas that have been 
covered by buildings or pavement. Both the urban land and the Udorthents-urban land 
complex mapping units require on-site soil investigation and evaluation for most uses. 

Urban land consists of land where more than 85% of the surface is covered by streets, 
parking lots, buildings, and other structures. Most of the original soils underlying these 
areas have been altered by excavating or have been covered with fill material. Buildings 
and pavement cover a large portion of the area. The predominant soils present consist of 
artificial fill materials that are generally of low erodibility and have been previously 
compacted for development purposes. 

Seven soil boring locations as depicted in Figure 6 were selected for the project. (Boring 
logs are contained in Appendix F.) Borings B1 to B4 were conducted in or near the 
action area and the remainder of the borings were conducted on an adjacent 
redevelopment parcel. The borings were performed on December 29 and 30, 1998, with 
the exception of B3 which was not drilled due to an overhead utility conflict. 

The three borings conducted for the action area generally show soft sandy gravel subsoil 
throughout the entire depth. Borings B-3 and B-4 show a shallow fill area from the 
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surface which extends to depths of 1.5 feet to 6.5 feet. In addition, boring B-1 
encountered water at 8 feet and an unknown source of diesel fuel at 12 feet. It is not 
anticipated that any development within the Action Area will cause disturbance of 
material to a depth where the diesel contamination was encountered. 

The borings conducted on the redevelopment property show sand and rubble fill 
beginning at the surface and extending to depths of 5.5 feet to 10.5 feet. The remainder 
of the subsoil is firm gravel with traces of organic soil. All three borings encountered 
refusal at a depth ranging from 13 feet to 16 feet. A 5-foot rock coring was taken at a 
depth of 13 feet for boring location B-5. The coring produced a granite type of rock with 
a mixture of other rock formations. 

3.2.3 Flood Hazard 

The Project Area is located along the west bank of the Thames River, approximately 3.5 
miles upstream of Long Island Sound. The Thames River has a watershed area of 1,473 
square miles, consisting of rural woodlands, farmland, and moderately developed areas in 
eastern Connecticut. The river has a length of only 15 miles to Norwich, which is both 
the head of tide water and the confluence of three major tributaries: the Yantic, 
Quinnibaug, and Shetucket Rivers. River estuaries can be subject to two types of 
flooding: riverine runoff and coastal storm surges that raise tide levels along the shore to 
create wave run-up. 

Portions of State Pier and the surrounding areas contain flood hazard areas as delineated 
by the Federal Emergency Management Agency (FEMA) Flood Insurance Maps. These 
are shown graphically in Figure 7. 

Both 100-year V-zones and A-zones are located within the project boundary. The hazard 
zone designated as zone V represent those highly exposed areas subject to flooding, 
caused by the combination of coastal waves superimposed upon the 100-year frequency 
Stillwater coastal flood level. Zone A hazard areas are subject to the 100-year storm 
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event caused by the Thames River flooding which, in this case, is the backw^ater area of 
the coastal floodway on Long Island Sound. Any reuse proposed for these areas must 
include plans for flood-proofing of structures within these zones. 


Small areas of Zone B, those areas subject to the 500-year frequency event, are also 
located in the Project Area. All other areas are designated as Zone C, which are areas of 
minimal flood hazard. Table 1 gives a brief explanation of the FEMA map zone 
designations pertinent to the Project Area. 

TABLE 1 

Flood Zone Designations 


Zone 

Explanation 

A1 -A30 

Areas of 100-year flood; base flood elevations and flood hazard factors 
determined. 

B 

Areas between the limits of the 100-year and 500-year flood; or certain 
areas subject to 100-year flooding with average depths less than one 
(1) foot or where the contributing drainage area is less than one square 
mile; or areas protected by levees from the base flood. (Medium 
shading) 

C 

Areas of minimal flooding. (No shading) 

VI -V30 

Areas of 100-year coastal flood with velocity (wave action); base flood 
elevations and flood hazard factors determined. 


Source: FEMA Flood Insurance Rate Map, City of New London, Aug. 19, 1985 

Note: "Base Flood" means the flood having a 1% chance of being equaled or exceeded in any given year. 


The floodplain of the 100-year storm event extends into a large portion of the study area, 
but is generally limited to the New England Central Railway and areas east of the 
railroad. 


State Pier Road, which serves as the main access to the site, is almost entirely outside of 
the mapped floodplain. An area of potential flooding lies between Crystal Avenue and 
the Amtrak railway overpass. This area is designated as Zone B, which may be subject to 
low frequency flooding. Other areas of the road that appear to be in the floodplain 
boundary are bridges. These structures, however, are elevated well above the base flood 
elevation. Hence, the floodplain designation is only applicable to the railroad area 
beneath the overpasses. 
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The 5.6-acre residential area and its associated roads are designated as Zone C, which 
will be subject to only minimal flooding. The majority of the parking areas nearby, 
utilized by the DOT office building and Fox Navigation, are also mapped in Zone C. The 
DEP boat launch area and a small portion of the Fox Navigation parking lot are mapped 
in the A7 Zone. The A7 Zone delineates those areas within the 100-year floodplain. In 
addition, both piers and the nearby warehouses are included in an A7 Zone. There is also 
a small pocket just north of the State Pier that is designated as Zone B. 

The portion of the study area north of the Gold Star Bridge is relatively unaffected by the 
100-year floodplain. The only lands where there is potential for flooding in this section 
of the MDP area are the railroad, designated as Zone B, and undeveloped land east of the 
railroad designated as Zone A7. All roadways in this area are outside of the mapped 
floodplain. 

Since a portion of the Project Area is within a regulated floodplain, a Flood Management 
Certificate will be required pursuant to Section 25-68b et. seq. of the Connecticut General 
Statutes. Note, however, that none of the Action Area lies within the flood hazard 
boundary aside from a portion of Winthrop Point at the northeast extremity of the area. 
Receipt of a Flood Management Certificate is likely to be successful. 

3.3 Public Utilities and Services 


The following discussion outlines the status and availability of utility service to the MDP 
area. Constraints and inadequacies are also described. 

3.3.1 Water 

The City of New London has operated its own water supply system since 1873 in 
accordance with an Enabling Act of the General Assembly dated June 5, 1871. On 
March 28, 1997, the operation of the water supply system was transferred to the 
Professional Service Group, taking charge of all administrative power except for capital 
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projects. Professional Service Group provides public water service within City 
boundaries, as well as to portions of the Town of Waterford and the Town of Montville. 

Source of Supply 

New London utilizes surface water sources for its supply system. These consist of four 
active reservoirs: Lake Konomoc, Fairy Lake, Barnes Reservoir, and Bogue Brook 
Reservoir, located in neighboring Towns Montville and Waterford. 

Additional supply sources include the Beckwith Pond Reservoir and the Great Swamp 
Diversion. An emergency source, Brandagee Lake, owned by the Water and Water 
Pollution Control Authority (WWPCA), is located at the northern border of New London. 
An additional emergency source, although restricted and not used, is the small pond 
known as Bond Reservoir, located immediately north of Fairy Lake. 

Although the safe yield of the water system meets the current average demands, a water 
deficit is projected for the 50-year planning period. New London's water supply is 
projected to fall below the desired margin of safety by the year 2012, and it is projected 
that the existing safe yield will be exceeded by the year 2030. Even using more 
conservative population projections, it is anticipated that the margin of safety will be 
inadequate by the year 2040. 

To address the forecasted deficiencies, the City is presently exploring several 
alternatives. Implementation of various combinations of the options under discussion 
would increase safe yield to acceptable levels, with an adequate margin of safety. 

Distribution System 

The New London Plan of Development and the City’s Water Supply Plan indicate that the 
distribution system storage capacity is adequate for the existing and future demands. The 
Plan of Development further indicates that the Waterford distribution piping is relatively 
new and in good condition. The New London distribution system, particularly in the 
southern half of the City, was constructed in the early 1900's and is in need of substantial 
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repairs. The system has numerous areas of fire flow deficiencies, reduced pipe 
capacities, undersized mains and low pressure areas. 

Fire flow deficiencies are gradually being addressed through the City's main replacement 
program. Minor repairs and maintenance have been performed to water supply source 
dams in response to orders issued by the Department of Environmental Protection. Plans 
also include installation of the additional instrumentation necessary to assure compliance 
with the 1997 Safe Drinking Water Act. Additionally, a comprehensive metering 
program, intended to assist in the recovery of lost revenues, is underway to replace all 
customer meters within eight years. 

Remaining deficiencies are addressed in the short-term and long-term capital 
improvement plans. Two programs are outlined in the capital plan: one for projects 
specific to the New London distribution system, and the second for overall, joint system 
improvements. 

In the Project Area, water is supplied through a series of water mains located in the 
surrounding streets. Table 2 lists the streets in the Project Area and the size of the 
existing service mains. Pipe sizes in the study area range from 6-inch to 12-inch 
diameters. The majority of the water mains, however, are 6-inch pipes. 
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TABLE 2 

Water Service Mains for the State Pier MDP Area 


Street Name 

Water Supply Maim 

Eighth Street 

6” main 

Tenth Street 

6" main 

Fraser Street 

6" main 

Twelfth Street 

6” main 

Sixteenth Street 

6" main 

Adelaide Street 

6" main 

Eastern Avenue 

6” main 

Central Avenue 

6" main 

Thomas Griffin Road 

8” main 

Fourth Street 

6" main 

Lewis Street 


from Eastern Ave. to Crystal Ave. 

8" main 

from Crystal Ave to Winthrop St. 

6" main 

Crystal Avenue 


from Adelaide St. to Lewis St. 

6" main 

from Lewis St. to State Pier Rd. 

8" main, 10" main 

from State Pier Rd. to Eugene O'Neill Dr. 

16" main 

Eugene O'Neill Drive 

16" main 

State Pier Road 

12" main - under construction 

Winthrop Street 

6" main, 8" main 


Source: Professional Services Group Water Department 


Fire protection is provided through a series of hydrants located throughout the Project 
Area. A total of 34 hydrants are known to exist in the vicinity. Table 3 lists these 
hydrants and their approximate locations. 
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TABLE 3 
Hydrant Locations 


Hydrant 

Reference 

Location 

1 

North side of Twelfth Street near intersection with Fraser Street 

2 

North side of Eighth Street near intersection with Fraser Street 

3 

Along former Congdon Street 100' south of State Pier Road 

4 

Along former Congdon Street 250' south of State Pier Road 

5 

Along Eighth Street near in parking lot 

6 

End of Thomas Griffin Road near sanitary pump station #5 

7 

In parking lot near Fox Navigation building 

8 

South side of Fourth Street near cul-de-sac 

9 

West side of Crystal Avenue near intersection with State Pier Road 

10 

East side of Crystal Avenue 200' south of Fourth Street 

11 

East side of Crystal Avenue 100' north of Fourth Street 

12 

East side of Crystal Avenue near intersection with Lewis Street 

13* 

East side of Crystal Avenue 150' south of intersection with Adelaide Street 

14* 

East side of Crystal Avenue 150' north of intersection with Adelaide Street 

15* 

South side of Adelaide Street near intersection with Terrace Avenue 

16 

East side of Central Avenue near intersection with Adelaide Street 

17 

South side of Lewis Street 200' east of intersection with Central Avenue 

18 

West side of Winthrop Street near intersection with Lewis Street 

19 

East side of Cole Street near intersection with Adelaide Street 

20* 

West side of Winthrop Street near apartment building 

21* 

West side of Eugene O'Neill Drive 300' south of intersection with Crystal Avenue 

22* 

West side of Eugene O'Neill Drive 500' south of intersection with Crystal Avenue 

23* 

West side of Eugene O'Neill Drive 750' south of intersection with Crystal Avenue 

24* 

West side of Eugene O'Neill Drive 1000' south of intersection with Cry’stal Avenue 

25* 

East side of Eugene O'Neill Drive 1100' south of intersection with Crystal Avenue 

26* 

West side of Water Street near intersection with Gov. Winthrop Boulevard 

27 

East side of former Ferry Street near Yankee Gas facility 

28 

East side of former Ferry Street near Yankee Gas facility 

29* 

East side of former Ferry Street near intersection with Gov. Winthrop Boulevard 

30 

West side of Water Street 300' north of intersection with Gov. Winthrop Boulevard 

31 

West side of Water Street 100' north of intersection with Gov. Winthrop Boulevard 

32* 

East side of Eugene O'Neill Drive near intersection with Gov. Winthrop Boulevard 

33 

Near the State Pier 

34 

At dock near Fox Navigation parking lot 


*Near but outside the State Pier MDP area border. 


STATE PIER MUNICIPAL DEVELOPMENT PLAN 
NEW LONDON, CONNECTICUT 
FEBRUARY 1999 


3-11 


FINAL DRAFT 

















The Insurance Services Organization (ISO) provides target fire flows between 750 and 
1,000 gallons per minute (gpm) for residential areas, and between 1,500 and 3,500 gpm 
for commercial areas. Based on the available hydrant testing in the Project Area, 
available fire flows may be inadequate for some uses. Uses that require significant fire 
suppression systems or other high pressure systems may need to have internal storage and 
pump systems. Other, less water-intensive uses should find the existing to be sufficient. 
Table 4 lists available flow and pressure data for the Project Area. 

TABLE 4 

Hydrant Flow Testing 


Hydrant 

Reference 

Hydrant Flow Data 

Pressure (PSI) 

Flow (GPM) 

Static 

Residual 

Flow 

Flow @ 20 psi 

3 

102 

68 

740 

1200 

17 

87 

60 

920 

1500 


3.3.2 Sanitary Sewer 

The City of New London has managed a sewer network since approximately 1890 and a 
sewer plant since 1929. As of March 28,1997, water and sewer operations were 
transferred to the Professional Service Group, excluding capital projects. The regional 
water pollution control facility (WPCF) is located at 100 Trumbull Street in the State Pier 
MDP Area. This facility serves the needs of a large percentage of the City of New 
London, as well as areas in the Towns of Waterford, East Lyme, and Montville. The 
facility also treats septic wastes delivered to the facility by way of septic hauling tank 
trucks from the Towns of Waterford, East Lyme, and Montville. 

New London has recently approved a major sewer system rehabilitation project for the 
southern half of the City. This $12 million project is designed to prevent rain and ground 
water from entering the sewer system and involves the repair, replacement and 
rehabilitation of gravity sewer lines, force mains, and pump stations to avoid overflows 
into the Thames River, Long Island Sound, and Alewife Cove. 
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Several improvements to the water pollution control facility will be evaluated. These 
include identification of anticipated flows and loadings to the facility over the next 10 
years as well as capacity and nitrification/denitrification options for within the existing 
aeration basins. Additional work is anticipated for the development and evaluation of 
several alternatives with respect to permit compliance, odor control, and visual 
enhancement and process upgrade to meet the goals of the municipal development 
strategy. 

These improvements will bring the City into compliance with an order issued by the 
Connecticut Department of Environmental Protection. The order requires the City to 
eliminate overflow into the Thames River such as occurs in the State Pier MDP area. 

The entire State Pier MDP area, with exception of the area west of Winthrop Cove, is 
located within the "sewershed" of the City of New London's Sanitary Pump Station #5. 
An extensive network of sanitary sewers ranging in size from six inches to 12 inches 
collects sewage flows from the Project Area. Table 5 lists the streets within the Project 
Area and the size of existing service mains. 

The service network connects to two main trunk lines. The first trunk line is a 20-inch 
gravity sewer that conveys sewage to the pump station from the north and west. This line 
enters the MDP area from Cole Street, continues down Winthrop Street, and crosses 
Crystal Avenue. The line then crosses the Amtrak Railway and State Pier Road at the 
railroad overpass continuing along Thomas Griffin Road to the pump station. The second 
trunk line conveys sewage to the pump station from the north and east. This line enters 
the MDP area from the north as a 12-inch main located on the west side of New England 
Central Railway and, after crossing the railway at two manholes, it is increased to a 16- 
inch main. It continues southerly along the east side of New England Central Railway, 
then angles west just before Winthrop Cove, and extends across the railway yard to the 
pump station. 
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TABLE 5 

Sanitary Sewer Mains for the State Pier MDP Area 


Street Name 

Sanitary 

Sewer Mains 

Eighth Street 

8" main, 20" overflow 

Tenth Street 

6" main 

Fraser Street 

8" main 

Twelfth Street 

8" main 

Sixteenth Street 

8" main 

Adelaide Street 

None 

Eastern Avenue 

8" main 

Central Avenue 

8" main 

Thomas Griffin Road 

20" main 

Fourth Street 

8" main 

Lewis Street 

8" main 

Winthrop Street 

21" main 

Crystal Avenue 


from Adelaide St. to 21" Trunk Line 

10" main 

from State Pier Rd. to 21" Trunk Line 

12" main 

Eugene O'Neill Drive 

12" main 

Water Street 

18" main 


Source; Professional Services Group Water Department 


Effluent is primarily discharged from the pump station through a 16-inch force main in a 
southerly direction. The force main runs along the railway below grade to Winthrop 
Cove, where the force main surfaces and crosses the cove anchored to a railway bridge. 
The force main then continues, below grade, outside the MDP area near the Cross Sound 
Ferry facility. 

A 20-inch gravity overflow pipe also discharges from the pump station in an easterly 
direction. This line parallels the gravity trunk line along the railway until it reaches an 
unimproved section of Eighth Street. The line then runs easterly along Eighth Street to 
an outfall point on the west side of the Thames River. 

The analysis undertaken in preparation of this MDP reveals that there is sufficient sewer 
capacity to support the anticipated development in both the Action Area and the Project 
Area. 
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J.3.3 Storm Sewer 


The existing storm sewer system located within the Project Area is generally in fair 
condition. Most of the MDP area does not have storm drainage improvements, 
particularly west of and including the New England Central Railway. The streets with 
existing storm drainage improvements and their outfall locations are outlined in the 
following discussion. 

There are a number of storm drainage outfalls located within the MDP area. All of these 
systems discharge, in some manner, to either Winthrop Cove or the Thames River. There 
are several discharges to the Thames River within close proximity to the State Pier. 

These systems are in place mainly to collect runoff from paved parking and outside 
storage areas associated with activities of the port. Outside of this area, there are also 
storm drainage facilities in Lewis Avenue and Eastern Avenue which discharge easterly 
to the Thames River. 

There are several storm drainage systems which discharge to Winthrop Cove. Drainage 
improvements in Water Street which extend westerly out of the MDP area to the west 
discharge through a 48-inch pipe which outfalls to Winthrop Cove near the former 
Hallum Street intersection. North of this system on Water Street there are two catch 
basins discharging at a flared end section into the Cove. A small portion of Water Street 
near the intersection of Governor Winthrop Drive drains in a southerly direction out of 
the MDP area. 

State Pier Road has storm drainage improvements between Crystal Avenue and the New 
England Central Railway. This system also picks up one catch basin on Thomas Griffin 
Road and discharges through a 24-inch pipe at an endwall on the east bank of Winthrop 
Cove. 

Crystal Avenue has storm drainage improvements between Water Street and Lewis 
Street. These systems discharge to a box culvert under the intersection of State Pier Road 
and Crystal Avenue. This box culvert conveys tidal flows in Winthrop Cove under the 
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intersection. Additionally, two minor storm drainage systems located in Cole Street and 
the west end of Lewis Street discharge to Winthrop Cove north of the box culvert. 

The stormwater collection system for the Project Area is adequate to meet the 
quantitative needs of the Project Area. However, the system will have to be modified on 
a site-specific basis in order to comply with current Stormwater General Permit 
requirements for industrial sites with respect to the quality of stormwater discharges. 

3.3.4 Electric/Energy, Gas, Telephone, and Cable 

Electric service to the Project Area ls provided by Connecticut Light & Power (CL&P). 
Distribution lines throughout the majority of the Project Area are overhead. There is a 
new power substation under construction on-site. The substation is located east of the 
New England Central Railway between the Gold Star Memorial Bridge and the Amtrak 
Railway. Power reaches the substation via underground conduits entering the MDP area 
from Cole Street. The new conduit extends along Winthrop Street, Lewis Street, Crystal 
Avenue, Fourth Street, and under the railway to the substation. There are also 
underground power lines located in Crystal Avenue, from State Pier Road to Water 
Street. The power conduits then run along Water Street to Governor Winthrop Boulevard 
and out of the MDP area. The system is adequate for uses permitted in the Project Area. 
Site-specific improvements will be required as part of the development project. 

The Yankee Gas Services Company provides natural gas service to the City of New 
London. All streets in the Project Area west of the New England Central Railway have 
gas service mains with the exception of State Pier Road. State Pier Road has no gas 
service mains east of Crystal Avenue. Additionally, gas service is not available east of 
the railway and will have to be extended if this area is to be developed in the future. 

The gas mains on site range in size from four to ten inches. An eight-inch high pressure 
main runs through Thomas Griffin Road and Crystal Avenue with a two-inch high 
pressure branch to Fourth Street. There are intermediate pressure mains in Water Street, 
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Winthrop Street, and portions of Lewis Street, Crystal Avenue, and State Pier Road. All 
other mains are low pressure. 

Telephone service to the Project Area is provided by Southern New England Telephone 
(SNET), AT&T, and MCI. AT&T maintains a buried intercontinental fiber optic line 
which runs generally along the west side of the New England Central Railroad. MCI 
maintains a buried fiber optic line which runs generally along the north and west side 
Amtrak railroad right-of-way. The fiber optic line may be "tapped" to support a 
particular use within the Project Area. 

Communications services are provided to the majority of the Project Area by overhead 
service lines. The only streets known to have underground service lines are Water Street, 
Eighth Street, and Crystal Avenue. The conduits in Eighth Street connect to a brick 
building on site, where communications cables cross under the Thames River. 

Cable television service to the Project Area is provided by Eastern Connecticut Cable 
Television Inc. Cable services are provided via overhead lines to all streets throughout 
the Project Area with the exception of Fourth Street. 


3.4 Street System 

A study of the street network within State Pier Project Area has been prepared as part of 
the MDP. For purposes of this study, field inspections were made and measurements 
taken as part of the evaluation of the network. 

3.4.1 Roadway Network 

State Pier Road provides direct access to the State Pier MDP area. Other roadways 
serving the area include Crystal Avenue, Williams Street, and Route 32. 
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State Pier Road 


The pavement width on State Pier Road is variable ranging from 33 to 42 feet. 

The posted speed limit is 25 miles per hour (mph). There are two existing 
railroad bridges that cross State Pier Road. The most westerly bridge has a 
vertical clearance of 14 feet-5 inches and a horizontal clearance of 38 feet. The 
second bridge is located at the northeastern end of the Project Area in the vicinity 
of the boat launch. The pavement is in good to excellent condition east of the 
railroad overpass. In the vicinity of the railroad overpass, the installation of a 
water main has left the pavement in a less desirable condition. 

Crystal Avenue 

Crystal Avenue is primarily a two-lane roadway with multi-lane segments at the 
intersections of State Pier Road and Route 32. The pavement is in good condition 
and its width varies between 33 and 51 feet. The speed limit on Crystal Avenue is 
25 mph. 

CT Route 32 

CT Route 32 is a north-south roadway providing access between northern parts of 
the state and its terminus in New London. In the vicinity of Crystal Avenue, CT 
Route 32 provides a seven-lane cross section with striped shoulders and a raised 
island separating northbound (NB) and southbound (SB) traveling traffic. 

Williams Street 

Williams Street primarily provides two lanes of travel in the vicinity of State Pier 
Road. The pavement width is approximately 50 feet wide and the posted speed 
limit is 30 mph. The condition of the pavement is good. 

The following is a detailed description of each studied intersection within the 
corridor. 
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Williams Street (SR 635) at Huntington Street (SR 641) and Williams Street #I 

This location operates under signal control. The pavement is striped to provide 
three lanes on each approach, including one lane leaving the intersection and two 
lanes approaching the intersection, and two lanes exiting SR 641 from the west. 
The signal currently operates under five phases, one of which provides an 
exclusive pedestrian phase. 

Williams Street (SR 635) at State Pier Road 

This intersection operates under stop sign control for motorists exiting State Pier 
Road. At the intersection of Williams Street, State Pier Road is striped to provide 
exclusive left and right turn lanes. State Pier Road, in the immediate vicinity of 
this intersection, supports pull-in parking to serve an adjacent shopping plaza. 

State Pier Road at Crystal Avenue (SR 437) 

This location operates under a three-phase traffic signal with an exclusive 
pedestrian phase. The northbound approach is striped to provide an exclusive 
left-turn lane and a shared through-right lane. There is no double yellow 
centerline for vehicles on Crystal Avenue north of State Pier Road and on-street 
parking was observed. The eastern leg of the intersection was disturbed by the 
installation of a water main, as noted during field inspection. 

Crystal Avenue (SR 437) at CTRoute 32 and Water Stj'eet 

This intersection operates under signal control as well. The existing operation 
provides five phases, of which one is a sign clearance for the Flashing Stop Ahead 
sign on CT Route 32. Southbound CT Route 32 provides four lanes of travel, one 
of which is an exclusive left-turn lane into Crystal Avenue. Traveling northbound 
on CT Route 32, there are three lanes of travel with a raised median island 
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separating north and southbound traffic. Crystal Avenue, traveling westbound, 
provides exclusive left and right-turn lanes. 

Crystal Avenue at Lewis Street 

This unsignalized intersection operates under stop sign control for Lewis Street. 
No pavement markings are present to delineate traffic patterns. The New London 
Department of Public Works facility is located in the southeast quadrant of this 
intersection. 

Crystal Avenue at Adelaide Street 

This location operates under stop sign control for vehicles traveling on Adelaide 
Street. Pavement markings are either faded or non-existent. Existing signs at the 
intersection alert motorists of a school zone and to reduce their speed to 25 mph. 

In addition to the roads providing access to the study area, there are a number of 
roadways that provide internal circulation. Internal roadways north of the Gold 
Star Memorial Bridge include Lewis Street, Adelaide Street, Central Avenue, and 
Eastern Avenue. Streets south of the bridge include Fourth Street, Thomas 
Griffin Road, Approach to State Pier, Fraser Street, Eighth Street, Tenth Street, 
Twelfth Street, and Sixteenth Street. 

The following is a description of the roads north of the Gold Star Memorial Bridge. 

Lewis Street 

Lewis Street runs in an east-west orientation, entering the site from the west at its 
intersection with Crystal Avenue. The street then runs approximately 700 feet 
east where it terminates at an intersection with Eastern Avenue. The pavement 
width is 30 feet with granite curbing and concrete sidewalks on both sides of the 
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street. The pavement is in good condition, however, cracking and pavement 
repair from utility work was observed. 

Adelaide Street 

Adelaide Street runs in an east-west orientation, and enters the site from the west 
beginning at Crystal Avenue. The street then runs approximately 700 feet east 
where it terminates at an intersection with Eastern Avenue. It appears that the 
right-of-way for Adelaide Street continues to the railroad but is generally 
impassable. The pavement vfrdth is 35 feet with granite curbing on the south side 
only. The pavement is in good condition with some cracking and pavement repair 
from sidewalk improvements. There is newly constructed concrete sidewalk on 
the south side only. 

Central Avenue 

Central Avenue runs in a north-south orientation between Adelaide Street and 
Lewis Street. The right-of-way extends approximately 350 feet south of Lewis 
Street, but the right-of-way is unimproved in this area. The pavement width on 
Central Avenue is 41 feet near the intersection with Adelaide Street, but varies 
extensively over its 700-foot length. The pavement is in poor condition due to 
extensive cracking and there are no sidewalks or curbs on either side of the street. 

Eastern Avenue 

Eastern Avenue runs in a north-south orientation between Adelaide and Lewis 
Streets. The avenue has a length of approximately 700 feet and a very steep 
uphill grade as it approaches Adelaide Street. The pavement is in good condition 
and has a width of 32 feet with granite curbing on the east side only. There is also 
a four-foot concrete sidewalk that meanders along the east side of the street. 
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The following is a description of the roads south of the Gold Star Memorial Bridge. 

Fourth Street 

Fourth Street begins at Crystal Avenue, midway between State Pier Road and 
Lewis Street, and runs in an east-west orientation. The street has a total length of 
approximately 600 feet and terminates at an offset cul-de-sac near the railroad. 
The pavement width on Fourth Street is 34 feet with granite curbing and concrete 
sidewalks on both sides. The pavement condition is fair as a result of extensive 
cracking and pavement repair after utility work. 

Thomas Griffin Road 

Thomas Griffin Road begins at State Pier Readjust east of the Amtrak overpass. 
The street has a length of approximately 500 feet and terminates at a parking lot 
near the railroad. The pavement width is 21 feet with concrete curbing on both 
sides. The pavement is in poor condition with extensive cracking and areas of 
broken pavement. A six-foot concrete sidewalk exists on the north side of the 
street. 

Approach to State Pier 

The Approach to State Pier runs in a north-south orientation and provides access 
to the State Pier from State Pier Road. The pavement width is 30 feet with granite 
curbing and a 4.5-foot wide concrete sidewalk on the west side only. The 
pavement is in excellent condition as a result of recent improvements. 

Fraser Street 

Fraser Street runs in a north-south orientation between Eighth and Twelfth 
Streets. The street has a length of approximately 350 feet with no curbing or 
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sidewalk on either side of the street. The pavement is in good condition and has a 
21-foot width. 

Eighth Street 

Eight Street runs in an east-west orientation between the Approach to State Pier 
and a parking lot associated with pier operations. The western end passes under 
the Approach to State Pier at a newly improved bridge. The underpass has a 25- 
foot horizontal and an 18.5-foot vertical clearance. There are two short cut-off 
connections to State Pier Road near Fraser Street. The pavement width is 16 feet 
with no curbing or sidewalk. The pavement is in good condition. 

Tenth Street 

Tenth Street runs in an east-west orientation between the Approach to State Pier 
and Fraser Street. The right-of-way extends approximately 200 feet east of Fraser 
Street; however, the right-of-way is unimproved in this area. The pavement is in 
good condition. Pavement width extends 26 feet with no curbing or sidewalk on 
either side. 

Twelfth Street 

Twelfth Street runs in a east-west orientation between the Approach to State Pier 
and Sixteenth Street. Although the right-of-way intersects with the Approach to 
State Pier, the road improvements do not extend through the intersection. The 
pavement width is 21 feet with no curbing or sidewalk on either side. The 
pavement at this location is in good condition. 
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Sixteenth Street 


Sixteenth Street extends in a southwesterly direction from the end of Twelfth 
Street to the State office building. The roadway terminates at a small parking area 
near the building. The right-of-way appears to extend northerly to Eighth Street 
through a fenced parking area. The pavement is in good condition with a width of 
27 feet with concrete curbing on the east side. 

3.4.2 Traffic Conditions 

To determine the traffic impact of future development in the MDP area, existing traffic 
volumes were developed and projected to the year 2001, the year development is 
expected to be completed. These volumes, referred to as 'background' traffic, include a 
2% per year peak hour growth factor for normal traffic growth and anticipated traffic 
associated with the Pfizer Global Development Facility. 

Capacity analyses of the major intersections in the vicinity of the site were made. The 
results of these analyses indicated all intersections are considered "good," experiencing 
LOS C or better. However, the analysis of the background traffic conditions at the 
intersection of Williams Street and State Pier Road indicate that traffic turning left from 
State Pier Road onto Williams Street experiences long delays. This long delay is a result 
of the high through volumes on Williams Street. A summary and discussion of the Level 
of Service and intersections delays calculated for the intersections analyzed in this study 
can be found in Appendix B along with copies of the analysis worksheets. 
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3.5 Environmental Conditions 


3.5.1 Environmental Evaluation 

The Action Area is comprised of numerous residential properties, several vacant land 
parcels and two commercial properties, all of which are serviced by City water and 
sewer. The ground water and surface water in the MDP area have been previously 
classified as degraded and due to pollution are not suitable for direct human consumption 
without treatment (Class GB and SC/SB). (Refer to "Water Quality Classification Map 
of Connecticut," Department of Environmental Protection, 1987.) The majority of the 
properties have been residential since circa 1890. Two of the properties have been 
identified as having had commercial uses. Several parcels within the subject area may 
have potential contaminant sources. These sources were identified through site 
inspections, aerial photographs, Sanborn maps, and/or by site information interviews. 

The following list summarizes properties that may have potential contaminant sources: 

• #34 12* Street (Parcel 11) appears to have operated as a laundromat from 1975 to 
1990. 

• During the site walk-over, an empty metal drum was observed on Parcel 13. 

• #44 12* Street (Parcel 17) has had a garage structure circa 1951 to 1967 and a 
presumed automobile work shop circa 1907 to 1921 on the parcel. Also, a 375 gallon 
fuel oil UST was reported during the site inspection. 

• To the east of Parcel 19, there are three unknown metal pipes adjacent to a former 
structure utilized by the Dahl Oil Co. Inc. and Valvoline Oil Co. These pipes are 
presumed to have been associated with the loading/unloading from the former oil 
terminal to the east. 

• Presumed oily contaminated soil is being staged in a concrete block retaining 
structure on Parcel 20. Residual water with an oily sheen is emanating fi'om the 
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staged material. Also, much of the northeast comer of Parcel 20 was filled with 
material from an unknown source. 

3.5.2 Recommendations 


Based on the information contained in this report, the background research and the visual 

site inspection, the following recommendations are presented at this time: 

1. All thirteen (13) residential dwellings and the one (1) former commercial property 
(former Lee's Laundromat), with a construction date circa 1890, should be 
inspected for the possible presence of asbestos containing materials and lead 
paint. The laundromat should be inspected for evidence of former dry cleaning 
operations. 

2. Proper removal and disposal of the metal drum on Parcel 13 should be performed. 
The surrounding/underlying soils should be inspected for evidence of 
contamination subsequent to removal. 

3. Due to the fact that the UST located at 44 12**’ Street (Parcel 17) is most likely in 
excess of 25 years old and as the average life expectancy for unprotected steel 
underground steel tanks is typically 15 years, the UST should be removed and the 
surrounding/underlying soils should be inspected for evidence of oil 
contamination. Soil samples should be retrieved from the excavation bottom and 
sidewalls and be submitted for appropriate laboratory analysis to 
confirm/document the quality of site soils. 

4. Soil sampling and analysis should be performed in the areas of the garage and 
automotive workshop formerly located on 44 12*'’ street (Parcel 17). 
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5. Further investigation should be performed of the use/function of metal pipes 
located to the east of Parcel 19 and presumed to have been associated with the 
former adjacent oil terminal operation. 

6. The origin and nature of the material in the concrete block retaining structure, 
located on Parcel 20 should be identified and disposed appropriately. The 
retaining structure should be modified to prohibit the residual water with an oily 
sheen from entering the catch basin to the northeast of containment area until the 
soil is removed. 

7. Soil samples should be retrieved from the northeast comer of Parcel 20 to 
document the type and quality of fill materials historically deposited there. 

8. If soil and/or ground water contamination is discovered during the 
implementation of the project, the Permitting, Enforcement and Remediation 
Division should be notified in writing. The site will then be placed on the 
division's data base and further assessment will be made to determine the 
appropriate course of action. In order to achieve proper remediation, the extent of 
contamination should be clearly defined, a cleanup plan developed, and measures 
implemented that will clean up the site in accordance with applicable criteria in 
the Remediation Standard Regulations adopted pursuant to Section 22a-134k of 
the CGS. 

9. If a "Transfer of Establishment" as defined in Section 22a-134 of the CGS occurs 
as part of this project, then a filing of the appropriate Property Transfer form is 
required under Section 22a-134a. 

10. The removal of underground storage tanks should follow the procedures outlined 
in the code of the National Fire Protection Association (NFPA 30, Appendix B). 
Individual soil samples should be obtained from the underlying native soil. A 
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listing of potential contaminants that should be analyzed and suggested analytical 
methods is enclosed. If contaminated soil, ground water or free product is 
observed at the site or detected by sample analysis, the DEP must be immediately 
notified at (860) 424-3338 and corrective action must be undertaken in 
accordance with Section 22a-449(d)-106 of the Regulations of Connecticut State 
Agencies. Closure reports, including confirmation of sampling and clean-up, are 
required by Federal and State law. 

3.6 Coastal Resources 


The State Pier Project Area lies within Connecticut's coastal boundary as defined by 
Section 22a-94 of the Connecticut General Statutes and is subject to the provisions of the 
Coastal Management Act (CCMA) Sections 22a-90, et. seq. of the General Statutes. 
Actions funded by the State of Connecticut must be found to be consistent with the goals 
and policies of the CCMA. 

The following coastal land and water resources are present in the Project Area: 

3.6.1 Coastal Waters : Waters of Long Island Sound and its harbors, embayments, tidal 
rivers, streams and creeks. 

The easterly and southerly boundaries of the Project Area are surrounded by coastal 
waters, namely the Thames River and Winthrop Cove. However, the focus of this study 
is directed to making the land activities of the port more efficient. Aside from 
stormwater quality measures which may be undertaken as part of construction, no coastal 
water activities are contemplated in this MDP. 
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S. 6.2 Coastal Hazard Area : Land areas inundated during coastal storm events are 
subject to erosion induced by such events. 

All of the Project Area situated at or below elevation 10 NGVD is considered to be a 
coastal hazard area. While it does not appear that any residential structures fall within the 
coastal hazard area, both State Pier, CV Pier, the staging area for Fox Navigation and the 
rail yard are below el. 10. Structural measures have been installed to project water 
dependent uses and infrastructure. The proposed Action Area falls outside the coastal 
hazard area (refer to Figure 7). 

2.6.2 Estuarine Embavment : A projected coastal body of water within an open 

connection to the sea in which saline sea water is measurably diluted by fresh 
water including tidal rivers, bays, lagoons and coves. 

The Connecticut Department of Environmental Protection Fisheries Division considers 
the waterfront property at Winthrop Point southerly of the Amtrak bridge as an 
opportimity for quality recreation fishing and is contemplating the construction of a 
public fishing pier in this location due, in part, to its access to the deep waters of the 
Thames River and the DEP boat launch. 

2.6.4 Developed Shorefront : Those harbor areas which have been highly engineered 
and developed resulting in the functional impairment or substantial alteration of 
the natural physiographic features or systems. 

All of the shorefront in the vicinity of State Pier extending from the Amtrak bridge to 
Winthrop Cove was highly engineered in support of the former U.S. Navy operations. 
More recently, the Connecticut Department of Transportation invested $25 million to 
renovate the pier facility. Similar investments are being considered southerly of the 
Project Area as part of the City of New London's plan for revitalizing its waterfront. 
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3.6.5 Shorelands : Land within the coastal boundary, exclusive of coastal hazard areas, 
which are not subject to coastal processes and which are comprised of typical 
upland features such as bedrock hills, till hills and drumlins. 

The land in the Project Area located to the west of the railroad tracks and the land within 
the proposed Action Area is shoreland situated on hills overlooking the port. All of the 
shoreland has been developed, mostly for non-residential use (see Section 3.1 herein). 
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4.0 PROPOSED LAND USE PLAN AND ZONING 


4.1 Proposed Land Use 

4.1.1 Proposed Land Use - General 

The framework for this Plan is based upon the redevelopment of the Action Area as an 
integrated multi-modal port facility area totally integrated into and a functioning 
component of the State Pier facility. The construction of a 150,000 square foot warehouse 
facility, with ancillary exterior storage for break-bulk cargo, has been suggested for 
construction in the Project Area. Part of such a facility could be located in the Action Area 
(see Appendix for concept illustration). The Plan recognizes the need to remove the 
obsolescence and incompatible land uses as well as certain environmental conditions which 
now exist in this area, and to create land resources where redevelopment activities can 
occur in such a manner as to significantly expand economic opportunities for the City all in 
the context of a thoroughly and carefully planned project, aesthetically related to the nearby 
downtown. Figure 14, "Proposed Land Use Map," illustrates the land uses proposed for the 
Municipal Development Plan Area. 

4.1.2 Proposed Land Uses 

The proposed land uses for the Project Area are those industrial/commercial uses which 
are consistent with and which will enhance the State Pier facility. Permitted uses outside 
of the Action Area are those specified for the applicable zone district within the New 
London Zoning Regulations. Uses permitted within the Action area are as follows: 

4.1.2.2 Permitted Uses - Action Area 

1. Port facilities for bulk shipping and storage facilities, indoor and outdoor. 

2. Manufacturing, fabrication, processing and assembly of goods and 
products. 

3. Railroad yards, storage, service and repair. 
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A yard of building, storing, repairing, selling or servicing boats which may 
include the following as an accessory use: office for the sale of marine 
equipment or products, dockside facilities for dispensing fuel, restroom 
and laundry facilities to serve overnight patrons. 

5. Warehouses and building material storage but excluding outdoor storage 
of coal, coke, sand, fuel oil or scrap metals. 

6. Base operations for fishing and lobstering business and the commercial 
bulk processing of fish and shellfish. 

7. Ferry boat piers and terminals. 

4.1.2.2 Lot and Building Requirements 

1) Minimum lot area - 10,000 square feet. 

2) Minimum lot width - 100 feet. 

3) Minimum lot frontage - 75 feet. 

4) Minimum setbacks. 

Front yard — 20 feet. In no case shall new construction at the foundation 

line be less than 20 feet from the Thames River at mean high 
water level elevation. 

Side yard - 10 feet, except a reduction in the side yard to “0” may be 
permitted. 

Rear yard - 20 feet. 

5) Maximum lot coverage of principal and accessory building - 50 percent. 

6) Maximum building height - 45 feet, except the maximum height may be 
increased by special permit under the provisions of the New London 
Zoning Regulations. 
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4.1.2.3. Off-Street Parking and Loading 


Off-street parking and loading spaces shall be provided for each lot in accordance 
with the provisions of the New London Zoning Regulations. 

4.2 Proposed Zoning 

This Plan proposes to utilize the Zoning Districts as they currently exist and as shown in 
Figure 5, "Existing and Proposed Zoning." The Action Area will remain within the WCI, 
Waterfront Commercial Industrial zone district. Any future rezoning will follow the 
provisions of Article XI of the New London Zoning Regulations. If required, any 
rezoning application will be made by the NLDC at such time as a redeveloper has been 
selected for a disposition parcel and a Land Disposition Agreement executed. 

In the event of any difference between the land use controls of this Plan and the Zoning 
Regulations, the more restrictive shall apply. 

4.3 Redevelopment Standards and Controls 

The purpose of this section is to establish standards, controls, guidelines, and procedures 
for the development of integrated industrial and/or commercial projects in the Project 
Area. In the preparation and review of the plans for this project, all elements of the 
proposed development, including structures, open spaces, pedestrian walkw-ays, curb- 
cuts, landscaping and any other improvements to be constructed on the site, shall be 
considered as one unified development undertaking even if construction of various 
components are to be staged over a period of time. 
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4.3.1 Master Site Plan 


All plans submitted by the redeveloper relating to the construction of all facilities, 
buildings and improvements shall take the form of a Master Site Plan for the disposition 
parcel to be redeveloped. The Master Site Plan shall assure that the proposed 
development is properly related to surrounding development and to existing development 
in the adjacent district. 

4.3.2 Site Planning, Architectural Guidelines, and Design Review 

All site plans, architectural plans and drawings and such other documentation prepared in 
relation to the proposed physical development of this Project Area, including all public 
open spaces whether open or enclosed, shall conform to the Master Site Plan and to the 
Plan objectives listed herein. While the proposed redeveloper is given wide latitude in 
concept, design and layout within the standards and guidelines specified in this Plan and 
the City's Zoning Regulations, all structures, facilities, other improvements and public 
areas must reflect distinguished architectural expression and techniques in order to assure 
attractiveness, quality and permanence. 

Prior to applying to the Building Department for any permits required for any 
construction activity on any portion of the project site, the redeveloper shall submit plans, 
drawings, renderings, and such other graphic or written documentation as may be 
required by the New London Development Corporation (NLDC), to the NLDC for its 
review and approval. The nature and type of plans and other drawings and materials to 
be submitted, the time frames for such submission(s), the procedure(s) to be followed in 
making such submissions and the process to be undertaken by the NLDC in its review 
and approval of said submissions shall be set forth in the Land Disposition Agreement to 
be executed between the Redeveloper, the City and the NLDC. 
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4.3.3 Regulations and Controls Applying To All Sections of the Project Area 
(1) Urban Design Objectives 

The design objectives which follow are set forth as a guide to both public and 
private agencies which will be engaged in development and/or rehabilitation of 
properties in this Project Area. Their intent is the establishment of a total 
environment, blending existing and new or rehabilitation developments into a 
harmoniously functioning area. These objectives will be a major consideration of 
the NLDC during its review of development proposals. 

(a) Integrated Design 

Buildings within the Project Area should be considered as integral parts of 
an overall development area and development with appropriate 
consideration for both proposed and existing buildings with respect to 
height, mass, siting, circulation patterns, location, materials, orientation, 
signs, lighting and use. 

(b) Appropriateness of Design and Materials 

Designs and materials for all development should reflect the traditions and 
architectural style of New London. Particular care should be taken in the 
design and choice of materials for buildings adjacent to existing historic or 
architecturally significant buildings. Life cycle cost analysis should be 
undertaken as part of the design emphasizing energy conservation with 
consideration of alternative energy technologies for projects being funded 
through public money pursuant to Section 16a-38 of the Connecticut 
General Statutes. 
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(c) Commercial Objectives 

Commercial uses should be developed with an urban rather than suburban 
character. The State Pier district is highly visible from New London's 
downtown waterfront, and the character of development should not be 
overly assertive with respect to size and shape of buildings, signs, colors 
and materials. Individual developments must be designed so as to achieve 
an overall feeling of unity. Where commercial uses abut residential areas, 
they should be appropriately screened and/or provided with harmonious 
facades, walls and other architectural elements. 

(d) Liberal Landscaping 

Planting of trees and liberal landscaping appropriate to the functioning of 
the area, the overall landscape and drainage pattern should be encouraged. 
Existing trees should be preserved wherever possible. New trees should 
be of the largest practical diameter. 

(e) Signs 

The design and use of signs shall be in keeping with the area's overall 
architectural character. Coordination of the type, size and location of 
signs shall be required. 

(f) Existing Development 

Existing buildings and site development to remain should be rehabilitated 
to fit within the general design framework. 
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In the event that any conflict between the standards set forth herein and those 
contained in the New London Zoning Regulations, the stricter standards shall 
control. 

4.4 Rehabilitation Standards and Controls 


Standards have been developed by the City to serve as the basis for rehabilitation of 
existing structures to provide an environment and accommodations which are decent, 
safe, sanitary, livable and designed to have continuing appeal. These standards are 
directed to the rehabilitation of structures on a long-term basis with an estimated 
mortgage life of 20 years, except for normal replacement items. 

The requirements set forth supplement all State and local codes adopted by the City of 
New London and all ordinances applicable to the regulation and control of building 
construction and renovation, and constitute additional controls and requirements. 

The rehabilitation of any building under the standards must also be in compliance with all 
such applicable codes and ordinances. These include, but are not limited to: 

a. New London Housing Code 

b. BOCA National Building Code/1990, as amended 

c. National Electric Code: NEPA 70/1993 

d. BOCA National Mechanical Code/1990, as amended 

e. National Life Safety Code: NEPA 101/1991 

f. New London Zoning Regulations 

Wherever local or state code regulations or requirements permit lower standards than 
those required, the Property Rehabilitation Standards shall apply. 
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4.5 Interim Use of Acquired Property 


Although it is anticipated that all properties to be acquired will be substantially renovated 
or demolished upon completion of relocation of building occupants and the sites utilized 
for construction of project improvements, interim use of acquired buildings or vacant 
land shall be permitted under the conditions set forth herein. 

With the approval of the NLDC upon the submission and review of such documentation 
as it may require, a building or structure which has been acquired and which is scheduled 
for demolition may be retained and used by a redeveloper and/or its contractor(s) as a site 
field office to house such staff as is required to supervise and otherwise oversee 
construction activities occurring within this Project Area. No portion of any building 
retained under this paragraph may be leased or otherwise occupied by an entity other than 
those specified herein above and approved by the NLDC. Upon completion of the 
construction activities for which this building was retained or no later than a date 
established by the NLDC, the building shall be demolished or substantially renovated. 
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5.0 PROPOSED IMPROVEMENTS TO ACTION AREA 


5.1 Proposed Site Improvements 

Within the Action Area, the proposed improvements generally will involve the removal 
of structures, streets and utilities, and the grading and stabilization of the site. Upon 
completion of improvements, the site will be suitable for reuse as an outside storage area 
for cargo or for the construction of a port-related warehouse or manufacturing facility. 
The contemplated improvements will be compatible with the existing adjacent uses 
including Fox Navigation, State of Connecticut port office building, and the cargo 
handling operations conducted by the port operator, Logistec. 

More specifically, the proposed site improvements will include: 

5 . 1.1 The preparation of a demolition plan and site plan. The plan would include a 
reconnaissance survey of the Action Area in order to identify and evaluate all 
archeological resources that may exist within the project boundaries and the 
protection thereof pursuant to guidelines promulgated by the office of the State 
Archeologist and the State Historic Preservation Officer, specifically the 
"Environmental Review Primer for Connecticut’s Archeological Resources." 

5 . 1.2 The demolition of 17 wood frame structures and existing improvements on 14 
residential properties. All structures, including fotmdations, will be removed 
from the Action Area and disposed in accordance with federal and State statutes. 

5 . 1.3 The removal of the following streets and related improvements: 

• Eighth Street (maintain existing subsurface utilities). Removal of Eighth 
Street will need to be coordinated with ConnDOT so as not to impact existing 
vehicular circulation patterns critical to port operations. 
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• Tenth Street between State Pier Access Road and Fraser Street (balance of 
street has been removed previously) 

• Twelfth Street from State Pier Access Road and Sixteenth Street 

• Sixteenth from Twelfth Street south (balance has been removed previously) 

• Fraser Street from Eighth Street to Twelfth Street 

5. 1.4 The grading of entire disturbed area uniformly to achieve positive grade and blend 
with surrounding undisturbed property and stabilize the site by placing soil and 
temporary vegetative cover. 

5 . 1.5 Access to the State Pier will be retained via State Pier Road (State Road 437) and 
the State Pier access. 


5.2 Site Improvement Budget 


The following is an opinion of probable construction cost to perform the work described 
above. The opinion is subject to revision based on actual construction documents and 
project specifications. 


TABLE 6 

Opinion of Probable Construction Costs 
Action Area 
State Pier MDP 


Item 

Unit 

Quantity 

Unit 

Price 

Cost 

Demolish Building & Site 
Improvements 

EA 

14 

$25,000 

$350,000 

Remove Pavement & Abandon 

Utilities 

LF 

1,350 

50 

67,500 

Subgrade Disturbed Area 

SY 

13,500 

2 

27,000 

Provide Soil & Seed 

SY 

13,500 

o 

40,500 

Subtotal 




$485,000 

Engineering, Inspections 




$95,000 

Contingencies 




$75,000 

Total 




$655,000 


Source: Milone & MacBroom, Inc. 
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5.3 Traffic Impacts 


For purposes of analysis and comparison, two development scenarios were analyzed: 
Minimal Developmental Growth and Total Redevelopment. Minimal developmental 
growth assumes no major development will occur. This scenario, earlier referenced as 
"background traffic," accounts for normal traffic growth in the area. Total redevelopment 
assumes parcel consolidation, possible roadway closure or restructuring and build-out of 
selected parcels. It should be stressed that the information developed within this study is 
meant for analysis only. 

Based on preliminary estimates, the MDP Action Area is anticipated to support a 
±150,000 square foot warehouse development. Estimates of the amount of traffic 
expected to be generated by the anticipated warehouse development were made using the 
1997 Institute of Transportation Engineers (ITE) publication "Trip Generation." For 
purposes of analysis, Land Use Code 150 (Warehousing) was used. It is anticipated that 
this proposed development will generate a total of 123 vehicles during the AM peak hour 
(100 In, 23 Out) and 113 vehicles during the PM peak hour (27 In, 86 Out). 

The addition of these vehicle trips to the background traffic continues to indicate that the 
intersection of Williams Street and State Pier Road will operate poorly for motorists 
making a left turn from State Pier Road onto Williams Street. Overall operations at the 
remaining intersections are expected to be "good," experiencing LOS C or better. Level 
Of Service results are summarized in Appendix B. 
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The intersection of State Pier Road at Williams Street has been evaluated to determine 
the need for a traffic signal. The criteria established for the installation of a traffic signal 
as outlined in the Manual on Uniform Traffic Control Devices has been reviewed. The 
results of our investigation indicate that a traffic signal may be warranted in the future. 

In conjunction with the State Traffic Commission (STC) certificate application, the 
warrants for the installation of a traffic signal at this location will need to be further 
explored. 

5.3.1 State Traffic Commission Requirements 

The Connecticut Department of Transportation State Traffic Commission (STC) requires 
certificates for the construction or expansion of developments which will generate large 
volumes of traffic. Based on the guidelines of Section 14-311, in coordination with any 
plans for redevelopment, an application will need to be submitted to the STC for their 
review and approval in the event that a building of 100,000 square feet is constructed or 
parking for more than 200 cars is developed. 

5.3.2 Parking 


To determine the number of parking spaces required to support activities for the proposed 
±100,000 square foot warehouse, the City of New London's Zoning Regulations were 
reviewed. The current Zoning Regulations do not provide parking rates for warehousing 
facilities. However, the City has determined that industrial (non-warehouse) use will 
require 1 space per 500 square feet. Based on experiences in other commimities, this 
ratio seems to be applicable for warehouse facilities. Therefore, 200 spaces are likely to 
be needed to support the anticipated development of the Action Area. However, this 
standard should be reviewed for its applicability when a specific development is 
proposed. 
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5.4 Consistency with Coastal Management Act 


The activities proposed in this MDP for the Action Area are consistent with the policies 
contained in the CCMA. It should be clearly understood that the work contemplated in 
the short term is limited to demolition and site grading. Upon completion, it is likely that 
the vacant site will be redeveloped in the near future for a port related use such as 
warehousing. However, there are no building or site plans which can be evaluated for 
their specific impacts. When specific plans are prepared, they will require further review 
for CCMA consistency. 

For the coastal resources identified in the State Pier Project Area, the following findings 
may be made with respect to the activities in the Action Area. 

5.4.1 Coastal Waters 

No activities are proposed directly in the coastal waters adjacent to the Action Area. The 
immediate site preparation and eventual development will alter surface runoff discharges 
to these waters. Therefore, appropriate controls, designed to remove sediment and oil or 
grease typically found in nmoff from parking and driving areas, will be included in any 
new or reconstructed stormwater collection system to be installed in the Project Area. 
Potential controls include gross particle separators, deep sump catch basins with oil- 
grease traps, and/or sedimentation basins. Catch basins installed in conjunction with 
roadway or parking lot paving will have deep sumps to trap sediments and hoods to trap 
oil and grease. If more than one acre of pavement drains to a common discharge point, a 
gross particle separator will also be installed. Gross particle separators are very effective 
in removing some contaminants. Therefore, it is recommended that the appropriate unit 
with a cyclonic design be installed in conjunction with each outfall, depending on the size 
of the drainage area. Provisions will be made for the periodic maintenance that will be 
required to ensure continued effectiveness of these control measures. 
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The proposed site improvements will require the general permit for stormwater 
discharges from construction sites where five or more acres are to be disturbed. In 
addition, the subsequent development of the warehouse facility will require the general 
stormwater permit for commercial facilities. It should also be noted that an additional 
requirements of these general permits is that where the discharge is located less than 500 
feet from a tidal wetland, the stormwater collection system must be designed to retain the 
volume of runoff generated by one inch of rainfall on the site. 

5.4.2 Coastal Hazard Area 

No activities proposed in the Action Area fall within the coastal hazard area. 

5.4.3 Estuarine Embayment 

No proposed activities will adversely affect the estuarine embayment. Access to the boat 
launch is being maintained. The site of the proposed fishing pier at Winthrop Point will 
not be affected by the contemplated redevelopment of the Action Area. 

5.4.4 Developed Shorefi-ont 

No further extension of the developed shorefront is contemplated by the activities in the 
Action Area. 

5.4.5 Shor eland 

The proposed redevelopment within the Action Area is designed to remove existing 
blighted conditions in order to increase the efficiency of a water dependent use. Future 
construction will maintain access to the waterfront and will incorporate site planning and 
design features which will limit negative visual impacts. 
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6.0 


MARKET ANALYSIS 


6.1 Background 

A study entitled "Real Estate Market Analysis, State Pier Property, New London, CT" 
has been prepared by RKG Associates, Inc. for NLDC and appears in Appendix C. The 
following is a summary of that study. 

The construction of a 150,000 square foot warehouse facility, with ancillary exterior 
storage for break-bulk cargo operations, has been suggested as a likely use for the MDP 
Project Area, all or part of which could occur in the Action Area at the State Pier. RKG 
Associates initiated a market study to update the real estate analysis contained in the 
Transportation and Land Use Compatibility Study for the New London State Pier, 
prepared in 1997 by the Maquire Group. This report represents an update of the previous 
study. Current market conditions were evaluated for office and industrial uses. Also, the 
locational attributes of the site were evaluated as they relate to marketability of the site. 

In New London County, the expansion of the gaming and tourism industries has had the 
most noticeable impact on the commercial and residential real estate market over the past 
few years. In addition, the downsizing of defense-related industries has created increased 
vacancies in office, industrial, and commercial properties. 

6.2 Findings 

Both the New London County and the City real estate market were analyzed in order to 
evaluate alternative real estate market options for the State Pier site. The major findings 
and conclusions of this analysis are summarized below. 
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6.2.1 Site Specific Findings 


• The State Pier would benefit from the removal of the enclave of residential houses, 
not only in terms of making the site more developable but also removing a blight 
problem. 

• In addition, the proposed traffic improvements for the area should serve to reduce 
traffic confusion and improve circulation. 

• The creation of a large warehouse/distribution operation would provide a 
complimentary use to the existing industrial activities in the neighborhood. In 
addition, the availability of multi-modal transportation alternatives could help 
regional businesses compete more efficiently. 

• According to regional real estate brokers, the strongest demand for industrial 
properties is for modem, high bay warehouse facilities, similar to the facility 
proposed for the State Pier. Given the proximity of the property to Interstate 95, this 
use would seem to be a good fit for the State Pier site. Although manufacturing use 
would provide greater benefits in terms of employment opportunities, the 
manufacturing segment of the regional economy has been hard hit. Manufacturing in 
New London as well as Connecticut has been on the decline for the last 50 years, and 
the State Pier propert>^ is not likely to reverse this trend. Water-related manufacturers 
would be good alternatives and the Free Trade Zone designation may encourage a 
company looking to expand. However, the site does not provide enough land area for 
a large-scale plant like Electric Boat or Dow Chemical. 
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6.2.2 Findings Related to the City and Region 

• Since 1980, the New London County's employment base has been transformed from a 
defense-related manufacturing base to more of a service and tourism oriented 
economy. 

• The New London County real estate market, similar to its economic base, has been in 
transition and is beginning to show signs of recovery. Real estate values, in general, 
have been steadily increasing over the past several years. However, values remain 
below levels experienced in the mid to late 1980s in many markets. In addition, the 
recession of the early 1990s has left a number of buildings trading well below their 
replacement costs. 

• The real estate market in New London County is primarily dominated by end users. 
This is evidenced by the large and diverse facilities owned by the major employers 
located throughout the region. 

• The larger region has an adequate supply of commercial and industrial land for long¬ 
term expansion. However, the supply of commercial and industrial land in the City of 
New London is limited. Development of the State Pier property for warehouse 
operations will help to meet the needs of this segment of the market, which has 
performed well over the past two years, and capitalize on the proximity of the site to 
Interstate 95. 

• A supply of 2.5 million SF of non-residential buildings is available in the New 
London County market. Approximately 31 percent of non-residential buildings are 
located within the City of New London, with the remaining 69 percent scattered 
primarily between Norwich, Jewett City, Groton, and Waterford. Although a 
majority of this supply (65%) is industrial, only a small percentage (7%) is in the City 
of New London. 
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• A large percentage of the regional supply of industrial buildings (40%) is older mill- 
type complexes. In contrast, only 20 percent of the region’s available industrial 
properties is considered to be "modem" (post-1980 construction). At this time, there 
is only one available post-1980 industrial building (15,000 SF) in the City of New 
London. This suggests that there is a limited supply of quality industrial space for 
potential users and that development of a modem warehouse industrial facility at the 
State Pier site could be supported. 

• Twenty four percent (598,200 SF) of the total regional supply of non-residential 
buildings are office properties of which 62 percent (371,400 SF) are within the City 
of New London. This includes approximately 190,000 SF at the former Naval 
Undersea Warfare Center (NUWC) site, which is expected to be demolished, 
according to the Municipal Development Plan for Fort Trumbull. At the present time, 
there is a limited supply of available Class A office space (46,000 SF) in the City of 
New London. Most of the other available office properties (97,100 SF) are Class B 
and C buildings in the downtown area. 

• Retail/commercial service buildings constitute the remaining 11 percent (265,615 SF) 
of the available regional building supply. Nearly 54 percent (143,000 SF) of this 
space is located in the City of New London, and a majority of this supply is ground 
flow space in the downtown area, suggesting a sizable inventory. Recently, the New 
London Development Corporation initiated a Downtown Master Plan that will 
develop a long-term strategy and implementation plan for revitalizing this section of 
the City. 

• Real estate conditions in the City of New London have shown signs of recovery as 
evidenced by 90 percent occupancy level at selected Class A office buildings. 
However, occupancy at the older Class B and C buildings is lagging behind. 

Although rents at Class A properties have stabilized, they remain below the level 
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needed to support new speculative construction. In addition, the historic sales values 
of Class A office space, created by past imbalances in the market, have not recovered 
sufficiently to justify new construction except for an end-user. 
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7.0 ACQUISITION AND DISPOSITION 

7.1 Land Acquisition 


7.1.1 Properties Designatedfor Acquisition 

All properties to be acquired are shown on Figure 15, "Acquisition Map," attached hereto 
and listed in Table 7 below. The listed properties will be acquired on or before 
December 31, 2000, unless this date is extended by the City Council upon request of the 
NLDC. All buildings and other structures on land to be acquired will be demolished and 
removed to permit proper redevelopment for the proposed land uses set forth in this 
Development Plan. No property is proposed to be acquired for rehabilitation, 
conservation, or historical preservation. 


It should be noted that the State of Connecticut owns land within the Action Area which 
will not be acquired under this Plan but may be made available at some time in the future 
under a lease arrangement. 


TABLE 7 

Properties Proposed To Be Acquired 


Action Area 


Assessors Map, Block, Lot 

Street Address 

38-239-01 

73 Tenth Street 

38-239-02 

75 Tenth Street 

38-239-03 

38 Twelfth Street 

38-239-04 

34 Twelfth Street 

38-239-05 ~ ^ 

.Le^Twelfth Street [ s)/\Ci^T\ 

38-240-01 

29 Eighth Street 

38-240-02 

33 Eighth Street , 

38-240-03 

28 Fraser Street 

38-240-04 ~ 

24 Fraser Street ^ 

"38-240-05 - ~~ 

82 Tenth Street , 

"38-240-06 ~ 

78 Tenth Street 

38-240-07 

74 Tenth Street 

38-241-01 

Lot 1 Tenth Street 

38-241-02 ■ 

Lot 2 Sixteenth Street 

38-245-05 

Lot 5 Twelfth Street 

38-245-06 

33 Twelfth Street 

38-245-07 

39 Twelfth Street 

38-245-08 

54 Sixteenth Street 

38-245-09 ~ 

Lot 9 Sixteenth Street 
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PROPERTIES TO BE ACQUIRED 

PROPERTIES NOT TO BE ACQUIRED 




















7.1.2 Streets to be Closed, Vacated or Realigned 

Eighth Street, Tenth Street, Twelfth Street, Sixteenth Street and Fraser Street are 
proposed to be eliminated under this Plan. Figure 16, "Rights-Of-Way Adjustment Plan," 
identifies streets to be vacated in order to achieve project objectives. 

7.1.3 Development Actions 

To comply with local objectives as set forth herein and to accomplish the objectives of 
this Plan, the Development Agency will utilize full range of development and renewal 
activities as set forth in Chapter 132 of the General Statutes, as amended, including: 

(1) acquisition of property; 

(2) interim management of acquired properties; 

(3) relocation of individuals, families and businesses; 

(4) demolition of structures and improvements; 

(5) interim use of properties acquired; 

(6) disposition at fair market value by sale, lease or transfer of property for private 
development in accordance with the regulations set forth in this Plan; and 

(7) site improvements 

7.2 Appraisals and Title Searches 

Title searches for properties to be acquired by the NLDC pursuant to the Plan will be 
available at NLDC's offices. Appraisals for properties to be acquired by the NLDC will 
be obtained but will be exempt from public disclosure under Section 1-19 (b)(7) of the 
General Statutes, as amended, until such time as all of the properties have been acquired. 
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7.3 


Parcels Not Designated for Acquisition That May Be Acquired 


7.3.1 Parcels designated as "not-to-be-acquired" on Figure 15, "Acquisition Map," 
may be acquired imder this Plan. 

7.3.2 Those properties designated as "not-to-be-acquired" which are not utilized in 
conformance with the provisions of this Plan and/or are not in conformance with 
the City's Property Rehabilitation Standards may be subject to acquisition by the 
NLDC. Upon the acquisition of such properties and based upon studies and data 
available, the NLDC will either: 

(a) Rehabilitate the property in conformance with the Property Rehabilitation 
Standards and objectives of this Development Plan and dispose of said 
property at its fair market value in accordance with applicable regulations. 
If a sale cannot be consummated by the time rehabilitation is 
accomplished, the property may be rented pending continuing sale efforts; 

(b) Sell or lease the property at its fair market value subject to rehabilitation in 
conformance with the Property Rehabilitation Standards and objectives of 
this Plan; or 

(c) Demolish the structure or structures thereon and dispose of the land for 
Development at its fair market value for uses in accordance with the Plan. 

7.3.3 Property information and final engineering design to be obtained during the 
execution stage of this project may indicate the need for minor revisions in taking 
lines, thus requiring the acquisition of property not at this time designated for 
acquisition. 
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7.4 Land Disposition 


The Action Area is proposed to be assembled into one disposition parcel as illustrated in 
Figure 17, “Disposition Map.” If future developer proposals merit subdivision into more 
than one parcel to achieve the objectives of this Plan such subdivision may be considered 
by the New London Development Corporation. 

7.4.1 Restrictions Upon Use of the Parcel. Redeveloper agrees for itself and its 

successors and assigns as successors in interest to the parcel, or any part thereof, 
that the deed conveying the Parcel shall contain language covenanting on the part 
of Redeveloper and its successors and assigns that: 

7.4.1.1 The parcel shall be devoted principally to, and only to, business purposes, 
including but not limited to the uses contemplated by the Plan, and shall 
not be used or devoted for any other purpose, or contrary to any of the 
limitations or requirements of said Plan. All improvements made pursuant 
to the Plan and this Agreement shall be used in accordance with the Plan 
unless prior written consent is given by the NLDC for a different use; 

7.4.1.2 The Parcel shall not be sold, leased or otherwise disposed of for the 
purposes of speculation; 

7.4.1.3 Neither Redeveloper nor any successors or assigns shall discriminate or 
permit discrimination against any person or group of persons on the 
grounds of race, color, religious, creed, age, marital status, national origin, 
sex, mental retardation or physical disability, including, but not limited to 
blindness, in the sale, lease or rental, or in the use or occupancy of the 
Parcel or any improvements to be erected thereon, and shall not affect or 
execute any agreement, lease, conveyance, or other instrument whereby 
the Parcel or any part thereof are restricted on the basis of race, color. 
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religious creed, age, marital status, national origin, sex, mental retardation 
or physical disability, including, but not limited to blindness, in the sale, 
lease or occupancy thereof. Redeveloper shall comply with all state and 
local laws, in effect from time to time, prohibiting discrimination or 
segregation by reason of race, color, religious creed, age, marital status, 
national origin, sex, mental retardation or physical disability, including, 
but not limited to blindness, in the sale, lease or occupancy of the Parcel. 
Redeveloper shall not sell, lease or otherwise convey any interest in, or 
permit use or occupancy of, the Parcel unless the transferee agrees to bind 
itself to the Redeveloper’s obligations under this paragraph. 

7.4.2 Land Use Controls and Covenants on Disposition Parcels 

The land use controls contained in this section and Chapter 4 shall be incorporated into 
land covenants filed on the land records before commencing land disposition. 

Schematic design, design development and final design submissions shall be reviewed 
and approved by the New London Development Corporation. Any required City of New 
London design review shall also be completed. The regulations issued by the City and 
the guidelines of this Plan shall form the basis for this review. 
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8.0 RELOCATION OF PROJECT OCCUPANTS 

8.1 General 

The relocation program of the NLDC is more fully set forth in the document "Relocation 
Plan for the State Pier Municipal Development Project" (see Appendix E). This 
Relocation Plan is available for public inspection at the office of the NLDC. The 
following information is set forth to comply with the Connecticut statutory requirements 
concerning the relocation of project occupants and to provide the City Council with 
sufficient information to find that the proposed relocation is feasible. 

8.2 Families and Individuals to be Displaced by the Proposed Improvements 

A study of the Project Area during late 1998 identified 20 households that could possibly 
be displaced as a result of acquisitions scheduled to occur under the project timetable. 

The number of households by block that potentially could be displaced is as follows: 


TABLE 8 

Households To Be Displaced 


Assessor's 
Block No. 

Assessor's 

Map 

Residential 

Buildings 

Potential 

Households 

Total Dwelling 
Units 

239 

38 

4* 

6 

6 

240 

38 

y** 

9 

12 

245 

38 

3 

5 

5 

TOTAL: 

14 

20 

23 


* One (1) residential building converted to laundromat and is now vacant. 
** Two (2) buildings are vacant. 
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Of the 20 households to be displaced, 9 are owner occupants and 11 are renters. As 
occupancy was estimated from secondary sources, it is likely that not all rental units are 
occupied at this time. 

8.3 Businesses and Non-profit Agencies to be Displaced by the Proposed Improvements 
There are no businesses or non-profit agencies in the initial Action Area. 

8.4 Availability of Relocation Housing 

According to the Connecticut Department of Economic and Community Development 
1997 Estimate of Housing Units for the City of New London, the City contains a total 
housing stock of 11,942 dwelling units, of which 2,224 (19%) are public or government- 
assisted housing units. The City has a high percentage of rental units with 6,758 renter- 
occupied units and 3,954 owner-occupied units. 

According to the 1990 Census, the overall vacancy rate for New London was 10.5% or 
1,258 units. According to the current Multiple Listing Service, there are 83 houses for 
sale, of which 49 are under $100,000 in sales price. An ongoing survey of rentals from 
the newspaper classified ads indicates in an average weekly listing, between 15 and 20 
one-bedroom units listed for rent; 10 to 15 two-bedroom units listed; 5 three-bedroom 
units listed; and 5 studio/efficiency units listed for rent in New London. In addition, the 
larger apartment complexes in the area advertised unit availability without providing unit 
characteristics. Some of these ads offer bonus months or discounted rent in order to 
attract occupants. 

The initial relocation surveys and the experience gained from purchase of property and 
from recent relocations administered by the NLDC indicate that households in the State 
Pier MDP Action Area have available within the City’s and region's housing stock 
adequate comparable dwelling units as relocation resources. 
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In view of the financial and other assistance that will be available to qualifying 
households displaced by project actions under the Uniform Relocation Assistance Act 
supplemented by the Connecticut Housing Finance Agency and as explained in the 
project's Relocation Plan, it is reasonable to conclude that there are sufficient suitable 
living accommodations within the City of New London and the region for the 20 
households at rental rates and sales prices within their financial reach. Implementation of 
the State Pier MDP is scheduled to proceed before other redevelopment projects in New 
London full commence thereby negating impact of these projects on relocation resources 
for State Pier displacees. 

8.5 Availability of Facilities for Displaced Businesses and Non-profit Agencies 

Although not applicable for the initial Action Area, the NLDC intends to collect and 
maintain on a continuous basis current information on the availability, costs and floor 
size of comparable relocation sites for displaced businesses and non-profit agencies. An 
explanation of the relocation services and financial payments that will be available to 
qualifying non-residential occupants displaced by project actions may be found in the 
project's Relocation Plan. 
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9.0 FINANCE AND ADMINISTRATION 


9.1 Financing Plan 

The implementation of this Plan is to be financed by grant funds from State programs and 
land disposition proceeds. The Financing Plan for this project has been prepared to 
reflect all sources of funds and necessary expenditures. This Financing Plan covers all 
activities described in this Development Plan. The Project Financing Plan and Budget 
have been prepared for a two-year period. This period will start upon approval of the 
Development Plan and Budget by the Commissioner of Economic and Community 
Development. 

The preliminary budget figures prepared for this project estimate a project cost of 
$3,731,400. The State of Connecticut share of this project cost is estimated to be 
$3,731,400 from the Department of Economic and Community Development (DECD). 

The New London Development Corporation acting as the Development Agency 
designated by the City of New London based upon approval of this Development Plan by 
the City of New London will make application to the Commissioner of Economic and 
Community Development on forms prescribed by said Commissioner for financial 
assistance in the amount of $3,731,000. The City of New London at its discretion may 
authorize the New London Development Corporation as the development agency to 
utilize any provisions of Connecticut General Statutes 22a-133m and 4-66c as well as 
Chapter 132 and 5881 if it is found and declared that it will benefit the economic welfare 
of the City and as further agreed and approved by the Commissioner of Economic and 
Community Development. 
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9.2 Financial Responsibility of Redevelopers 


The Redeveloper shall provide to the NLDC and City the funds as set forth in the Land 
Disposition Agreement. The scope of the Redeveloper's financial responsibility, as set 
forth in the Land Disposition Agreement, should include without limitation all costs of 
consultants, studies and reports, tests, appraisals, and architectural, engineering and legal 
services, the costs of maintaining property acquired pursuant hereto, and the construction 
of site works, but excluding all costs of the City and NLDC for the services and normal 
expenses of their officers and employees. 

9.3 Administrative Plan 


The NLDC shall be responsible for administering the State Pier Municipal Development 
Plan and Project Area, subject to the terms and conditions of and the contract for 
financial assistance with the Connecticut Department of Economic and Community 
Development and of Land Disposition Agreements that may be executed. 

The duties of the NLDC will include: 


1. Coordination of project management and approvals with the State of Connecticut, 
Departments of Economic and Community Development and Transportation. 

2. Acquire the Action Area property; or cause it to be acquired by an appropriate 
entity. 

3. Contract for asbestos removal, demolition and site preparation. 

4. Relocate affected residents and businesses. 

5. Contract for professional services as required to carry out project activities. 
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6. Coordinate demolition and site preparation with the appropriate State and City 
agencies. 

7. Solicit redeveloper interest, negotiate terms of a land disposition agreement, 
review proposed plans for conformance to the MDP and transfer the site to the 
designated redeveloper. 

8. Administer appropriate financial transactions. 

9. Maintain all necessary records, including relocation. 

10. Provide general project management. 

The above will be carried out by the New London Development Corporation staff; 

enhanced as needed by consulting engineers, legal counsel, etc. and temporary relocation 

staff and under the supervision and policy direction of the Board of Directors of the 

Corporation. 
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10.0 


JOBS AND HOUSING 


10.1 Statement of Jobs To Be Created 


A range of job creation estimates has been created for the development of a 150,000 
square foot warehouse facility, with outdoor storage and inter-modal capabilities. Two 
distinct methods have been used to estimate the direct and indirect employment for the 
proposed State Pier facility. The Urban Land Institute methodology results in a total of 
202 to 302 jobs, while the methodology employed in the 1997 Maguire study results in 
estimates of between 150 and 250 total jobs, depending on the level of cargo activity. The 
estimates for total job creation are summarized below. 

TABLE 9 

Estimated Indirect Job Creation 
At Various Levels of Cargo Tonnage 


Annual Cargo Tonnage 

ULI Method 

300,000 

400,000 

500,000 

Direct Jobs 

100-150 

97 

129 

161 

Indirect Jobs 

102-152 

53 

71 

89 

Total Direct & Indirect 

202 - 302 

150 

200 

250 

Construction Jobs (Person Years) 

176 

176 

176 

176 


10.2 Determination of Impact on Housing Needs 

The project described in this Development Plan will create 176 full-time equivalent site 
preparation and construction phase jobs as well as approximately 200 to 250 full-time or 
full-time equivalent permanent jobs upon completion. In terms of impact upon housing 
needs in New London, these jobs will have two different impacts. The jobs to be created 
during the site preparation and construction phase will be filled by either 
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residents of the New London area or transient workers. Given that a large number of 
construction period workers are already housed in the region and transient workers are 
permanently housed elsewhere, the impact on housing needs in New London will be 
minimal. 

Therefore, the impact on housing needs in the New London region will be related to the 
permanent jobs to be created. In order to assess this impact, the following residential 
analysis was undertaken: 

10.2.1 Housing Overview 

"Despite its relatively compact size New London offers a wide diversity of housing 
opportunities for its residents. The City contains a significant inventory of housing stock 
which varies in size and price and includes: spacious, well maintained historic mansions; 
single-family homes; duplexes; townhouses; condominiums; apartment complexes; 
rooming and boarding houses; apartment hotels; group homes; and high density, high rise 
public housing. The City contains some of the most affordable housing in the State." 
Chapter 6, page 2. New London Plan of Conservation and Development. 

The table which follows is comprised of statistics available from the 1990 Census of 
Population and Housing. It provides summary information on the number, availability 
and cost of owner-occupied and rental housing units in New London and the neighboring 
municipalities of Groton and Waterford. As appropriate, data from the City of New 
London's Consolidated Plan for Housing and Community Development and Plan of 
Conservation and Development has also been included in this analysis. 
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TABLE 10 

Comparative Census Statistics 
New London and Adjacent Communities 



New London 

Waterford 

Groton 

Total Number of Housing Units 

11,970 

7,357 

16,598 

Occupied Units 

10,712 

6,956 

14,853 

Vacant Units 

1,258 

401 

1,745 

% Vacant 

10.5 

5.4 

10.5 

Owner Occupied-Units 

3,954 

5,878 

7,048 

% Owner-Occupied 

36.9 

84.5 

47.5 

Renter Occupied Units 

6,758 

1,078 

7,805 

% Renter-Occupied 

63.1 

15.5 

52.5 

Overall Vacancy Rate 


5.4 

10.5 

Vacancy Rate for Owner-Occupied 

2.3 

1.5 

4.6 

Vacancy Rate for Renter-Occupied 

10.4 

5.4 

7.9 

Median Value 

$131,600 


$148,200 

Median Contract Rent 

$455 

$570 

$547 


Source: 1990 U.S. Census 
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TABLE 11 

Housing Units by Tenure, Type & Bedroom Size 
New London, CT 


Renter-Occupied 


• 0 & 1 Bedroom 

2,890 

2 Bedroom 

2,480 

3 or more Bedroom 

1,388 

Owner- Occupied 


0 & 1 Bedroom 

161 

2 Bedroom 

962 

3 or more Bedroom 

2,831 

Vacant Units for Rent 


0 & 1 Bedroom 

402 

2 Bedroom 

341 

3 or more Bedroom 

62 

Vacant Units for Sale 


0 & 1 Bedroom 

0 

2 Bedroom 

41 

3 or more Bedroom 

45 

Other Vacant Units 


0 & 1 Bedroom 

100 

2 Bedroom 

99 

3 or more Bedroom 

168 


Source: U.S. Department of Housing and Community Development - 
Comprehensive Housing Affordability Strategy Databook 


10.2.2 Ownership 

As evidenced by data in the previous table, the majority of the City's residents rent 
housing — 63.1% of the housing units are renter-occupied. Over the past several census 
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periods, the percent of renter-occupied housing has increased. In 1970, 58.6% of all 
occupied housing units were renter-occupied, increasing to 62.5% in 1980. As outlined 
in the City's Plan of Conservation and Development, this trend of increasing number of 
renter-occupied units highlights the current imbalance between owner and renter housing. 
According to the Plan, these figures identify the "need to develop strategies and programs 
to allow opportunities for more residents to attain homeownership thereby improving the 
balance in the housing stock." Current programs and strategies to improve 
homeownership opportunities are discussed in a later section. 

10.2.3 Home Ownership 

At the time of the 1990 Census, 31.3% (3,751) of the City's housing stock was comprised 
of single-family units. This percentage is comparatively lower than all of the other 
municipalities in the New London region. Single-family homes comprised 56.5% of 
Groton's and 57.4% of Waterford's housing stock. Of the 3,751 single-family housing 
units in New London, 3,387 were single-family detached units and 364 w^ere single¬ 
family attached (generally condominium-type units). The following table depicts the 
housing units by structure type statistics from 1990. The number of 2 to 4 unit structures 
in New London provides the opportunity to combine homeownership with rental income 
availability. This configuration, wherein the homeowner can offset costs with rental 
income from tenants in other units within the structure, is a common configuration for 
affordable housing programs. 


ST.4TE PIER MUNICIPAL DEVELOPMENT PLAN 
NEW LONDON, CONNECTICUT 
FEBRUARY 1999 


10-5 


FIN.AL DRAFT 




TABLE 12 

Dwelling Units by Structure 



New London 

Waterford 

Groton 

Units in Structure 




1 -Unit, Detached 

3,387 

6,359 

7,509 

1-Unit, Attached 

364 

148 

2,012 

2 to 4 Units 

3,897 

414 

2,755 

5 to 9 Units 

1,326 

150 

1,146 

10 or More Units 

2,797 

73 


Mobile Home, Trailer, Other 

199 

213 

961 


11,970 

7,357 

16,598 


Source: 1990 U.S. Census 


As a means to reverse the declining trend in home ownership in the City and to ensure 
long-term housing affordability, the City has established a program whereby deteriorating 
properties are purchased and rehabilitated and then sold to low- and moderate- income 
families. Property deeds contain resale restrictions on the price or give the right of first 
refusal to the City or a trust, which in turn would sell it to another low-moderate income 
family. 

In 1993, the City initiated a purchase and rehabilitation program which has resulted in the 
reconstruction of several homes. At the time of this report, four homes (3 single-family 
and 1 duplex) are currently available through the New London Neighborhood Investment 
Initiative Program. These homes are being sold for between $62,000 and $80,000. 

Homes are sold to income-qualified owners (80% of New London Area Median Income) 
in move-in condition. They have been renovated to meet housing and building code 
standards as well as local lead-safe standards. 

Three additional properties are currently underway as part of the Neighborhood 
Investment Initiative Program. All three of these units contain at least one rental unit. 
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In addition to the City's Neighborhood Investment Initiative Program, which provides 
affordable homeownership opportunities, a special homeownership assistance program is 
also being offered to households being displaced by public redevelopment programs 
through the Coimecticut Housing Finance Authority (CHFA). CHFA provides Home 
Buyer Mortgages, Downpayment Assistance and/or Rehabilitation Mortgage Loans to 
income-eligible households. A special %% fee reduction is available for program 
participants from/or in New London. 

10.2.4 Rental Housing 

At the time of the 1990 Census, 2,797 housing units were located in structures containing 
10 or more housing units. A 1996 Inventory of Multi-Family Housing, those 
developments containing 10 or more units, was undertaken as part of the Plan of 
Conservation and Development process. The majority of the multi-family housing in the 
City was built during the 1960's and 1970's. Of the 3,748 units in the 1996 inventory, 
1,633 (44%) were publicly subsidized in some manner and the remaining were private- 
market units. 

In addition to the rental opportunities in large multi-family developments described 
above. New London also has a significant amount of rental housing units in buildings 
with 2 to 4 imits (3,897 units) and a lesser amount in buildings of 5 to 9 units (1,326 
units). 

10.2.5 Rental Housing Availability 

In an attempt to quantify the availability and cost of rental housing in New London and 
its adjacent communities of Groton and Waterford, the Real Estate Guide published by 
the New London Day was reviewed for a four week period from September 11, 1998 
through October 2, 1998. 
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According to the real estate listings, the average cost for a one-bedroom apartment in 
New London was just over $500. One-bedroom units in Groton averaged $550 and $600 
Only a limited amount of apartments were listed in Waterford. Of those listed, rents 
ranged between $500 - $600 for a one-bedroom. Rents for two-bedroom units averaged 
$589 to $600 in New London and $629 to $670 in Groton. Rents for two-bedroom units 
in Waterford ranged between $600 and $700. Based upon the sample analyzed, rents in 
Groton were typically $50 more per month than New London rents for similar sized 
units. 

In an average weekly listing, between 15 and 20 one-bedroom units were listed for rent; 

10 to 15 two-bedroom units were listed; 5 three-bedroom units were listed; and 5 
studio/efficiency units were listed for rent in New London. In addition, the larger 
apartment complexes in the area advertised unit availability without providing unit 
characteristics. 

The U.S. Department of Housing and Urban Development published the 40th Percentile 
Fair Market Rents for Existing Housing based upon survey data. The monthly fair 
market rents for the New London-Norwich MSA as of October 1, 1998 are $491 for an 
efficiency unit; $594 for a one-bedroom; $723 for a two-bedroom; $905 for a three- 
bedroom; and $1,034 for a four-bedroom. These rents include utilities. 

10.2.6 Ownership Housing Availability 

Since 1990, the City of New London has experienced very little new housing 
construction. In fact, over the past several years, demolition of substandard and 
deteriorated properties has offset any true net gains in dwelling units. Due to the lack of 
developable land for residential purposes in the City, the majority of new housing units 
brought to the market have been renovated units in existing structures. 
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TABLE 13 

Housing Units Authorized 
New Construction 



1990 

1991 

1992 

1993 

1994 

1995 

1996 

1997 

New London 

16 

5 

11 

3 

1 

2 

0 

0 

Waterford 

37 

42 

42 

58 

110 

89 

157 

79 

Groton 

52 

46 

121 

59 

71 

40 

74 

82 


Source: State of Connecticut Department of Economic and Community Development 

Through October 1998, according to the Southeastern Connecticut Board of Realtors 
Multiple Listing Service, 321 residential properties were sold in New London at an 
average selling price of $89,900. Over the period, 405 homes were sold in Waterford and 
527 homes were sold in Groton. Average selling prices in Waterford and Groton were 
slightly higher than New London’s sales prices at $117,000 and $127,900 respectively. 

Recent residential sales data for New London, as provided by Commercial Record for 
New London, Groton, Waterford and all of New London County are shown in the 
following table. Over the past five years. New London averaged 275 sales per year with 
median sales prices in the $75,000 - $80,000 range. 
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TABLE 14 

Residential Sales Data 
New London, Waterford, Groton 
and New London County 
1993 -1997 



1993 

1994 

1995 

1996 

1997 

New London 






# of Sales 

209 

253 

298 

286 

346 

Median Sales Price 

$80,000 

$75,000 

$80,000 

$82,000 

$74,000 







Waterford 






# of Sales 

291 

320 

323 

365 

404 

Median Sales Price 

$115,000 

$109,900 

$109,000 

$112,500 

$111,100 







Groton 






# of Sales 

380 

458 

489 

490 

531 

Median Sales Price 

$112,000 

$107,000 

$108,000 

$109,000 

$116,500 







New London County 






# of Sales 

3,438 

3,951 

3,935 

3,983 

4,494 

Median Sales Price 

$109,000 

$109,000 

$105,000 

$105,000 

$110,000 


Source: Commercial Record 


In terms of residential listings, as of September 1998, New London had 106 active 
listings, Waterford had 154 and Groton had 220. Average list prices for the three 
communities are $104,000, $168,100 and $194,000. Year-end 1998 statistics show active 
listings in New London at 152 (89 single and 63 multi-family). A review of published 
real estate listings in New London showed nineteen (19) single-family homes and ten 
(10) condominiums for sale between $70,000 and $90,000 and twenty (20) homes for 
sale between $90,000 and $100,000. 
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10.2.7 Conclusion 


Based upon the amount of housing available in New London and its region and that some 
of the jobs to be created both in the short term and the long term will be filled by people 
already residing in the New London area, it is concluded that there is an adequate housing 
inventory available to accommodate new workers attracted to jobs in the State Pier MDP. 

In addition, the New London Development Corporation has established a goal of creating 
300+ dwelling units in and adjoining Downtown New London that target new employees 
at the Pfizer Global Development Facility and at the State Pier MDP area. This new 
housing initiative will further expand the housing stock over the next few years and be 
available to new workers attracted to jobs in the State Pier MDP area. 
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11.0 DETERMINATION OF FINDINGS AND RELATION OF PLAN TO LOCAL 


OBJECTIVES 

The Action Area has been an important element in the economic base of New London 
since at least the mid 1800's. Its contributions to the community's tax and job bases have 
fluctuated over the years, with the 1980's and 1990's experiencing minimal job generation 
from the site due to cessation of US Naval operations and closure of the State Pier as an 
operating port facility. In addition, the existing buildings have extremely limited reuse 
potential according to today's standards. The strength of the Action Area lies in its 
location, adjacent to 1-95 with railroad and port access. These assets provide a new role 
for the Action Area through private investment to create port support buildings. 

The objective of this Development Plan is to provide public assistance to address site 
preparation/development costs associated with the Action Area. By final approval of this 
Development Plan, the NLDC shall expressly adopt and affirm the following findings: 

a. The land and buildings within the boundaries of the Action Area will be used 
principally for port-related business purposes; 

b. The Development Plan is in accordance with the intent of the Plan of 
Conservation and Development for New London, adopted by its Planning and 
Zoning Commission, and the plan of development of the regional planning agency 
for the region within which the municipality is located; 

c. The Development Plan is not inimical to any statewide planning program 
objectives of the state or state agencies as coordinated by the Secretary of the 
Office of Policy and Management; 

d. The Project will contribute to the economic welfare of the municipality and the 
state; and 
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e. 


To carry out and administer the project, public action under Connecticut General 
Statutes Chapter 132 and 5881 is required. 
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12.0 STATEMENT OF MINORITY PARTICIPATION 


The New London Development Corporation (NLDC) has established the attached Statement on 
Minority Participation and a Program for Affirmative Action. This Statement and Program are 
applicable to all development activities to be administered by NLDC as described elsewhere in 
this Plan. The performance standard for minority and female participation expressed in 
percentage terms of the total person-days of on-site labor on all project activities administered by 
NLDC is as follows: 


Minority Participation 10% 

Female Participation 3% 

In addition, set aside goals for participation in contracts awarded are 10% of construction costs 
for Disadvantaged Business Enterprises (DBE) and 4% of construction costs for Women 
Business Enterprises (WBE). Maximum practicable efforts are required to be made to achieve 
these goals. 

Language which includes Plan provisions will be incorporated in all contracts related to 
execution of activities to be administered by NLDC. All contractors must prepare and submit a 
Contractors Minority Business Enterprises Utilization Form and comply with the provisions of 
Section 4a-60(a) - (e) of the Connecticut General Statutes. NLDC will monitor compliance with 
these goals and will report as applicable to the Department of Economic and Community 
Development. 
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12.1 Project Purpose 


12.1.1. Economic Development 

The State Pier Proj ect is a municipal development project. The purpose of the 
Devel^^eirt'P’lan lor the projeCTis to redevelop the Action Area through acquisition and 
redevelopment activities. 

The goals for the State Pier area have been stated as follows: 

1. To improve the efficiency of port operations at State Pier in order to maximize 
thru-put and resultant economic activity for the City and region. 

2. To create an economic asset for the City of New London and its region that will 
create jobs, generate tax revenue, and result in spin-off economic activity. 

Property within the Action Area is to be assembled and fully integrated into the operation 
of State Pier. The remainder of the property within the Project Area is anticipated to be 
improved and developed through the stimulus of heightened economic activity at the port 
facility. 

12.1.2. Job Creation 

The activities proposed in the Development Plan will create approximately 176 jobs 
during the construction period. 

12.1.3. Affirmative Action 

The State Pier Project is funded under the provision of Connecticut General Statutes, 
Chapter 132. With the retention and/or creation of jobs explicit standards of affirmative 
action and equal opportunity, they will be implemented in the redevelopment activities. 
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12.2 Minority Participation 


12.2.1 Commitment 

Essential to the focus on job retention and creation is a commitment by the NLDC to real 
and significant minority participation in the project during the construction stage. 

12.2.2. Performance Standard 

Pursuant to the terms and conditions of the state grant-in-aid for the project, a minority 
participation performance standard of 10% and a women participation standard of 3% of 
the total person-days of on-site labor have been established. In addition, set aside goals 
for participation in contracts awarded are 10% of construction costs for Disadvantaged 
Business Enterprises (DBE) and 4% of construction costs for Women Business 
Enterprises (WBE). 

12.2.3. Government Requirements 

The State of Connecticut acting through the Department of Economic and Community 
Development and the Commission on Human Rights and Opportunities has mandated the 
above performance standard for this project as a standard generally reflective of the 
regions minority population. 
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12.3 Area of Minority Participation 


12.3.1 Construction Employment (Equal Employment Opportunity) 

In accordance with the project's minority and women participation standard, the New 
London Development Corporation shall require contractors and subcontractors to hire 
minority and women construction workers in constructing this project. 

12.3.1.1. Minority Construction Workers Defined 

Minorities for this area of participation are citizens of the United States 
who are Black, Hispanic, Asian, Native American, Eskimo or Aleutian. 

12.3.1.2. Implementation Method 

a. Prequalification of Bidders 

Due to the highly specialized nature of the activities to be undertaken, a 
process of prequalification of bidders will be used. As part of this process, 
all prospective bidders will be informed of the minority and women 
employment standards contained in this Statement. In addition, 
information as to a company's current minority employment status and 
plans for future employment will be requested. 

b. Bid Advertisement 

Announcements inviting contract bids will advise candidates as to the 
following: 
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i. The participation of minority and women construction 
workers is an integral part of the project plan, required by 
the terms and conditions of any federal and state grants-in- 
aid for constructing the project. 

ii. The performance standard for minority and women 
construction workers for the project is 10% and 3%, 
respectively, of the total person-days of on-site labor 
required to complete project activities. 

iii. Ability and willingness to meet the project's minority and 
women construction workers performance standards. 

c. Alerting Minority and Women Construction Workers 


On the same day the project is advertised publicly for prime contract bid, 
the NLDC shall alert governmental and social service agencies as to the 
public works nature of the project, the minority and women hiring 
requirements to be followed by the contractors and subcontractors 
engaged to construct the project, and the upcoming availability for 
construction worker jobs. The agencies to be contacted will be included 
on a list to be assembled by NLDC specifically for this project. This list 
may include but not be limited to: 

Connecticut Dept, of Labor- Employment Service Job Center 

Regional Workforce Development Board 

Connecticut Minority Purchasing Council 

NAACP - Local Chapter 

National Association of Women in Construction 

Building Trade Unions 
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Women's Employment Resource Centers 

Minority Business Centers 

Small Business Development Centers 

New London Office of Development and Planning 

Alpha Development Group 

Centro de la Comunidad 

OIC of New London County 

Organizations such as churches, synagogues, service clubs, lodges, 
social clubs, neighborhood clubs, etc. which can be identified as 
potential sources of outreach to minority and women construction 
workers. 

Directly upon the award of the prime contract to a general contractor, 
NLDC shall apprise the above-named organizations of the project and 
other pertinent information as to how qualified candidates may present 
themselves for consideration for employment. 

12.3.1.3 Reporting System 

By the fifth day of each month, the prime contractor shall be required to 
furnish the NLDC a manpower utilization report, listing the names, 
addresses, job descriptions, number of hours worked, and racial and 
ethnic background of all those who worked on the project for them in the 
previous month, and such other information and in such form, as the 
NLDC shall deem appropriate. By the 15* day of each month, the NLDC 
shall file a statement on construction manpower utilization, with prior 
verification thereof by construction contractor on-the-job representative, 
with the Connecticut Department of Economic and Community 
Development, which report shall summarize the project's actual minority 
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and women construction workers participation performance in relation to 
stated standards. 

12.3.1.4. Impartial Monitoring 

The NLDC shall enlist the services of a competent and impartial 
monitoring entity to assist in implementing this Minority Participation 
Statement by doing the following: 

a. Monitor compliance with the project's minority and women 
construction workers participation standard by visiting the 
construction site and communicating its observations to the NLDC. 

b. Attest to the validity of statements made by the NLDC and 
contractors to the agencies of federal and state governments 
regarding the project's actual minority and women participation 
performance in relation to its stated performance standard. 

12.3.2. Construction Subcontracts (Disadvantaged Business Enterprise) 

This Affirmative Action Plan establishes goals for participation in construction 
subcontracts by Disadvantaged Business Enterprises (DBE). This goal has been 
established at 10% of the total value of the on-site labor costs. This goal does not impact 
on the construction employment standards included in Section A. This goal does not 
represent a mandatory performance standard. 
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12.3.2.1. 


Disadvantaged Business Enterprise Defined 


a. Private Ownership 

A privately owned disadvantaged business enterprise is one in which at 
least 50% of the stock is owned by minority group members, 50% of the 
profits of which accrue to the minority group owners and a minimum of 
10% of the work force are minority. 

b. Public Ownership 

A publicly owned minority business is one in which at least 51% of the 
profits of which accrue to the minority group stock owners and a 
minimum of 10% of the work force are minority. 

12.3.3 Construction Subcontracts (Women Business Enterprise) 

A goal for participation in construction subcontracts by Women Business Enterprises has 
been established at 4% of the total value of the on-site labor costs. This goal does not 
impact on the construction employment standards included in Section A. This goal does 
not represent a mandatory performance standard. 

12.3.3.1. Women-Owned Enterprise Defined 

a. Private Ownership 

A privately women-owned business enterprise is one in which at least 
50% of the stock is owned by female group members, 50% of the profits 
of which accrue to the female group owners and a minimum of 10% of the 
work force are women. 
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b. 


Public Ownership 


A publicly women owned business is one in which at least 51 % of the 
stock of which is owned by female group members, 51% of the profits of 
which accrue to the female group stock owners, and minimum of 10% of 
the work force are women. 

12.3.4. Implementation Method (Construction Subcontracts) 

12.3.4.1. Prequalification 

As part of the prequalification process for bidders, all contractors will be made 
aware of the goals for DBE and WBE subcontract participation. Information will 
be requested as to how the firm will attempt to meet the established sub-contract 
goals. Also as part of this process, potential DBE and WBE subcontractors will 
be solicited for inclusion on the bidder's list. These DBE and WBE firms will be 
asked to provide evidence as to the source of their certification. 

12.3.4.2. Bid Advertisement 

Announcements inviting contract bids will advise potential bidders as to the 
following: 

a. The participation of minorities and women is an integral part of the project 
plan, required by the terms and conditions of applicable federal and state 
grant-in-aids for constructing the project. 

b. The DBE participation goal and WBE participation goal for the project is 
10% and 4%, respectively, of the total dollar value of on-site labor costs. 
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c. 


Ability and willingness to meet this project's 10% DBE and 4% WBE is a 
significant bidding qualification for prime contract bidders. 


d. Each prime contract bidder shall submit as part of this bid package a 

sufficient breakdown of on-site labor costs for each division of work and 
for each subcontract intended to be given by such contract bidder, to 
include the name and minority and women participation of each such sub¬ 
contractor. 

12.3.4.3. Impartial Monitoring 

The NLDC shall enlist the services and assistance of the Office of Development 
and Planning, local Building Trade Unions, and local employment and business 
development agencies, in consultation with the Connecticut Department of 
Economic Development and Small Business Administration to assist in 
implementing this Minority Participation Statement by doing the following: 

a. Attest to the validity of statements made by the NLDC to the agencies of 
state government regarding the project's actual minority and women 
participation performance in relation to its stated goal. 

b. Notify minority and women subcontractors of the project. 

c. Endorse minority and women subcontractors to qualify for participation in 
the bid competition. 

d. Assist minority and women subcontractors to secure bid and performance 
bonds and financing. 
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12.3.1 Reporting System 


By the fifth day after the award of the prime contract, and on the fifteenth day 
after the beginning of each calendar quarter thereafter, the NLDC, with prior 
verification thereof by construction contractors on-the-job representative, shall 
file a statement with the Connecticut Department of Economic and Community 
Development summarizing the project's actual DBE and WBE participation in 
relation to stated goals. 

12.4 Penalties 

Based upon the reports filed by contractors and reviewed by NLDC, a failure by contractors to 
meet the mandatory performance standards will result in a forfeiture without legal recourse by 
the contractor of $10,000 for each percentage point below the minority and women employment 
standard established in the contract. 

12.5 Responsibility 

By form of this Statement on Minority Participation, bidders for prime contract, subcontracts, 
and subcontractors are served notice that in order to qualify as responsible bidders for award and 
of performance of any contract attendant to the construction work for the Project, they must be 
willing and able to strive for the project's Performance Standard and goals established herein. 
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13.0 PROVISION FOR MODIFICATION AND TERMINATION 

13.1 Modification 

In accordance with the General Statutes of the State of Connecticut, this Plan may be 
modified at any time by the NLDC, provided, if modified after the lease or sale of 
disposition parcels in the Action Area, the modification must be consented to by the 
Redeveloper or Redevelopers of such real property or its successor or their successors in 
interest as are affected by the proposed modification. Where the proposed modification 
will substantially change this Plan as previously approved by the City Council, the 
modification must similarly be approved by the City Council and the Commissioner of 
the Department of Economic and Community Development. 

13.2 Termination 


This Plan and/or any modification hereof shall be in full force and effect for a period of 
thirty (30) years from the date of first approval of this Plan by the City Council of the 
City of New London. The termination of this Plan under this provision shall not affect 
the provisions herein prohibiting discrimination. 


fl5spmdp-jea.doc 


STATE PIER MUNICIPAL DEVELOPMENT PLAN 
NEW LONDON, CONNECTICUT 
FEBRUARY 1999 


13-1 


FINAL DRAFT 
















14.0 COMPLIANCE WITH STATUTORY PLAN REQUIREMENTS 


14.1 Statutory Plan Requirements 

Authority to initiate and take actions required to implement this Plan is provided under 
Chapter 132 and 5881 of the General Statutes, as amended. The Chapter lists the required 
contents of a plan adopted pursuant to its provisions. The relevant requirements for 
Municipal Development Projects and Economic Development and Manufacturing 
Assistance, are recited below: 

14.2 Chapter 132. Municipal Development Projects 

The project plan shall include: (a) A legal description of the land within the Project Area; 
(b) a description of the present condition and uses of such land or buildings; (c) a 
description of the types and locations of land uses or building uses proposed for the 
Project Area; (d) a description of the types and locations of present and proposed streets, 
sidewalks and sanitary, utility and other facilities and the types of locations of the other 
proposed site improvements; (e) statements of the present proposed zoning classification 
and subdivision status of the Project Area and the areas adjacent to the Project Area; (f) a 
plan for relocating project-area occupants; (g) a financing plan; (h) an administrative 
plan; (i) a marketability and proposed land-use study or building use study if required by 
the Commissioner; (j) appraisal reports and title searches; (k) a statement of the number 
of jobs which the development agency anticipates would be created by the project and the 
number and types of existing housing units in the municipality in which the project would 
be located, and in contiguous municipalities, which would be available to employees 
filling such jobs and (1) findings that the land and buildings within the Project Area will 
be used principally for industrial or business purposes; that the plan is in accordance with 
the plan of development for the municipality adopted by its planning commission and the 
plan of development of the regional planning agency, if any, for the region within which 
the municipality is located; that the plan is not inimical to any statewide planning 
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program objectives of the state or state agencies as coordinated by the Secretary of the 
Office of Policy and Management; that the project will contribute to the economic 
welfare of the municipality and the state; and that to carry out and administer the project, 
public action under this chapter is required. 

This Plan conforms with these requirements. 

14.3 Chapter 5881. Economic Development and Manufacturing Assistance 

Section 32-224(b) of the Connecticut General Statutes provides that; Such plan shall 
include: (1) A legal description of the real property within the boundaries of the Project 
Area; (2) a description of the present condition and uses of such real property; (3) a 
description of the types and locations of land uses or building uses proposed for the 
Project Area; (4) a description of the types and locations of present and proposed streets, 
sidewalks and sanitary, utility and other facilities and the types and locations of other 
proposed project improvements; (5) statements of the present and proposed zoning 
classification and subdivision status of the Project Area and the areas adjacent to the 
Project Area (6) a plan for relocating Project Area occupants; (7) a financing plan; (8) an 
administrative plan; (9) an environmental analysis, marketability and proposed land use 
study, or building use study if required by the commissioner; (10) appraisal reports and 
title searches if required by the Commissioner; (11) a description of the economic benefit 
of the project, including the number of jobs which the implementing agency anticipates 
would be created or retained by the project, estimated property tax benefits and the 
number and types of existing housing units in the municipality in which the project would 
be located, and in contiguous municipalities, which would be available to employees 
filling such jobs and (12) a finding that (A) the land and buildings within the boundaries 
of the Project Area will be used principally for manufacturing or other economic base 
business purposes or business support services; (B) the plan is in accordance with the 
plan of development for the municipality, if any, adopted by its planning commission and 
the plan of development of the regional planning agency, if any for the region within 
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which the municipality is located; (C) the plan is not inimical to any statewide planning 
program objectives of the state or state agencies as coordinated by the Secretary of the 
Office of Policy and Management; and (D) the project will contribute to the economic 
welfare of the municipality and the state and that to carry out and administer the project, 
public action under Sections 32-220 to 32-234, inclusive, is required. 

This Plan conforms with these requirements. 
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15.0 SEVERABILITY OF PROVISIONS OF THIS PLAN 


15.1 Severability 

In the event that, any phrase, clause, sentence, paragraph, provision or section of this Plan 
is held to be illegal, unconstitutional or otherwise unenforceable by the valid judgement 
or decree of any court, such illegality or unconstitutionality shall not affect the validity of 
any of the remaining parts of this Plan. 
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APPENDIX B 

TRAFFIC IMPACT ANALYSIS 






TRAFFIC 


A study of the traffic and parking impacts associated with the proposed State Pier redevelopment 
has been prepared for the MDP application. For purposes of this study, existing traffic volumes 
along State Pier Road, Crystal Avenue, Williams Street, and CT Route 32 were obtained and 
projected to the year 2001, the anticipated year redevelopment would be completed. These 
volumes were analyzed under two scenarios, minimal developmental growth and total 
redevelopment. 

• Traffic Volumes 


To determine the traffic impact of future development in the MDP area, existing traffic 
volumes were developed. These traffic volumes are a combination of hourly counts 
conducted by Milone & MacBroom, Inc. in the month of November 1998 and 
information received from the State of Connecticut Department of Transportation. 


Figures B-1 and B-2 represent existing 1998 A.M. and P.M. peak hour traffic volumes, 
respectively. Table B1 summarizes this information relative to estimated Average Daily 
Traffic (ADT). 


TABLE B1 
Average Daily Traffic 


LOCATION 

Vehicles Per Day 

NB/EB 

SB/WB 

Both Directions 

Williams Street (SR 635) 




• North of SR 641 (Huntington St) 


___ 

11,800 

SR 437 (Crystal Avenue) 




• North of Route 32 

1,200 

1,700 

2,900 

SR 437 (State Pier Road) 




• East of Crystal Avenue 

— 

— 

900 

SR 641 (Huntington Street) 




• East of SR 635 

— 

— 

7,500 


Source: State of CT DOT, Bureau of Policy & Planning, 1996. 






Existing 1998 traffic volumes were projected to 2001, the year development is expected 
to be completed, using a 2% per year peak hour growth factor to account for normal 
traffic growth in the area. Inquiries to the City of New London and the State Traffic 
Commission (STC) were made regarding other development in the area. As a result, 
anticipated traffic associated with the Pfizer Global Development Facility was included 
to develop 2001 background traffic volumes. 

Figures B-3 and B-4 illustrate background traffic, defined as design year traffic, and does 
not have the redevelopment activities included in the traffic volumes. 

• Evaluation Methodolosy/Analyses 

The following provides discussion with respect to intersection capacity analyses. In 
discussing intersection capacity, two terms are used to describe the operating condition of 
the road or intersection. These two terms are volume to capacity ratio (v/c) and Level of 
Service (LOS). 

The v/c ratio is a ratio of the volume of traffic using an intersection to the total capacity 
of the intersection. This accounts for the maximum number of vehicles that can utilize 
the intersection during an hour. The v/c ratio can be used to describe the percentage of 
capacity utilized by a single intersection movement, a combination of movements, an 
entire intersection approach, or the intersection as a whole. As the v/c ratio approaches 
one (1), the intersection nears capacity and it may become impossible to accommodate all 
the vehicles attempting to travel through the intersection. 

LOS for signalized intersections is a measure of the delay experienced by "stopped" 
vehicles at an intersection. Delay is described as a measure of driver discomfort, 
frustration, fuel consumption, and lost travel time. Therefore, intersections with longer 
delay times are less acceptable to most drivers. Level of Service for signalized 
intersections is rated on a scale from A to F and is summarized in Table B2. 



TABLE B2 

Level of Service Criteria 
Signalized Intersections 


Level of 
Service 

Stopped Delay Per Vehicle (seconds) 

A 

<5.0 

B 

>5.0 and <15.0 

C 

>15.0 and <25.0 

D 

>25.0 and <40.0 

E 

>40.0 and <60.0 

F 

>60.0 


Similar to signalized intersections, level of service for unsignalized intersections is also 
measured in terms of delay. Unsignalized intersections, however, are measured in terms 
of the "average" total delay per vehicle. Total delay is defined as the total elapsed time 
from when a vehicle stops at the end of the queue until the vehicle departs from the stop 
line. Table B3 represents Level of Service criteria for unsignalized intersections. 


TABLE B3 

Level of Service Criteria 
Unsignalized Intersections 


Level of Service 

Average Total Delay (seconds/vehicle) 

A 

<5 

B 

>5 and <10 

C 

>10 and <20 

D 

>20 and <30 

E 

>30 and <45 

F 

>45 


Level of Service is generally used to describe the operation, based on delay time, of both 
signalized and unsignalized intersections, whereas the v/c ratio is applied to signalized 
capacity analyses only. 


The methodology for conducting signalized and unsignalized intersection capacity 
analyses are taken from the "1994 Highway Capacity Manual" (Special Report No. 209), 
published by the Transportation Research Board. 
















Using the previously referenced methodologies, A.M. and P.M. peak hour capacity 
analyses were conducted at the following intersections: 


• Williams Street at Huntington Street and Williams Street #1 

• Williams Street at State Pier Road 

• State Pier Road at Crystal Avenue 

• Crystal Avenue at CT Route 32 and Water Street 

• Crystal Avenue at Lewis Street 

• Crystal Avenue at Adelaide Street 

Table B4 is a summary of the Level Of Service and intersection delays calculated for the 
intersections analyzed in this study. Copies of the background analysis worksheets are 
attached. 


TABLE B4 

Level of Service Summary 
Background Conditions 


Location 

A.M. Peak Hour 

1 Background 

P.M. Peak Hour 
Background 

Signalized Intersections^^^ 



• Williams St at Huntington St and Williams Street #1 

c/0.65 

B/0.51 

• State Pier Road at Crystal Avenue 

B/0.11 

B/0.11 

• Crystal Avenue at Route 32 and Water Street 

A/0.47 

B/0.59 

Unsignalized Intersections 



• Williams Street at State Pier Road 



WB Left 

E 

F 

WB Right 

B 

B 

SB Left 

A 

B 

Overall 

A/2.5 

B/6.3 

• Crystal Avenue at Lewis Street 



EB 

A 

A 

WB 

A 

A 

NB Left 

A 

A 

SB Left 

A 

A 

Overall 

A/2.0 

A/1.9 

• Crystal Avenue at Adelaide Street 



EB 

A 

A 

WB 

A 

A 

NB Left 

A 

A 

SB Left 

A 

A 

Overall 

A/0.80 

A/1.1 


(1) Level of Service / Volume to Capacity Ratio 

(2) Level of Service / Intersection Delay (seconds/vehicle) 









A review of Table B4 indicates that, under background conditions, the intersection of 
Williams Street and State Pier Road will operate poorly for motorists making a left turn 
from State Pier Road onto Williams Street. Although the volume of traffic making a left 
turn is more or less proportional to right turning traffic from State Pier Road, through 
volumes on Williams Street result in long delays for left turning traffic from State Pier 
Road. Overall operations at the remaining intersections are considered "good," 
experiencing LOS C or better. 


• Anticipated Traffic 

For purposes of analysis and comparison, two scenarios were analyzed: Minimal 
Developmental Growth and Total Redevelopment. Minimal developmental growth 
assumes no major development will occur. This scenario, earlier referenced as 
"background traffic," accounts for normal traffic growth in the area. Total redevelopment 
assumes parcel consolidation, possible roadway closure or restructuring and build-out of 
selected parcels. It should be stressed that the information developed within this study is 
meant for analysis only. 

Based on preliminary estimates, the MDP area is anticipated to support a ±100,000 
square foot warehouse development. 

Estimates of the amount of traffic expected to be generated by the anticipated warehouse 
development were made using the 1997 Institute of Transportation Engineers (ITE) 
publication "Trip Generation." This publication is a compilation of trip generation data 
for various facilities that provides data for anticipated traffic, relative to the type and size 
of the development, the number of employees and/or other quantitative measures. For 
purposes of analysis. Land Use Code 150 (Warehousing) was used. Table B5 illustrates 
the anticipated number of new site trips associated with this development. 



TABLE B5 

Anticipated Site-Generated Traffic* 
Full Redevelopment 


Vehicle Trips 

AM Peak Hour 

PM Peak Hour 

Entering 

Exiting 

Total 

Entering 

Exiting 

Total 

New Trips 

67 

15 

82 

18 

57 

75 


*Calculated using ITE "Trip Generation" methodology for Land Use Code 150. 

An arrival/departure distribution for site-generated traffic traveling to and from the 
proposed development was developed by reviewing the existing traffic patterns and the 
geographical location of the site in relation to area roads. Figure B-5 represents the site 
traffic distributions for the area. 

Using the arrival/departure distribution, the site-generated traffic was added to the 
roadway system with the results shown on Figures B-6 and B-7 for the A.M. and P.M. 
peak hours, respectively. These volumes were then added to the background volumes to 
yield the 2001 combined peak hour traffic volumes. Figures B-8 and B-9 illustrate the 
2001 A.M. and P.M. combined peak hour traffic volumes, respectively. 

• Traffic Analysis Comvarison and Conclusion 

Similar to background conditions, intersection capacity analyses were performed to 
determine the impact of the site-generated traffic. Table B6 summarizes the results of the 
analyses. 





TABLE B6 

Level of Service Summary 
Combined Conditions 


Location 

A.M. Peak Hour 
Combined 

P.AI. Peak Hour 
Combined 

Signalized Intersections^ 



• Williams St at Huntington St and Williams St #1 

c/0.67 

C/0.51 

• State Pier Road at Cry'stal Avenue 

B/0.15 


• Crystal Avenue at Route 32 and Water St 

A/0.47 





Unsignalized Intersections 



• Williams Street at State Pier Road 



WB Left 

F 

F 

WB Right 

B 

B 

SB Left 

A 

B 

Overall 

A/3.4 

C/19.2 

• Crystal Avenue at Lewis St 



EB 

A 

A 

WB 

A 

A 

NB Left 

A 

A 

SB Left 

A 

A 

Overall 

A/2.0 

A/1.8 

• Crystal Avenue at Adelaide St 



EB 

A 

A 

WB 

A 

A 

NB Left 

A 

A 

SB Left 

A 

A 

Overall 

A/0.80 

A/1.1 


(1) Level of Service / Volume to Capacity Ratio 

(2) Level of Service / Intersection Delay (seconds/vehicle) 


A review of Table B6 indicates that the intersection of Williams Street and State Pier 
Road continues to operate poorly for motorists making a left turn from State Pier Road 
onto Williams Street. Although the volume of traffic making a left turn is more or less 
proportional to right turning traffic from State Pier Road, through volumes on Williams 
Street result in long delays for left turning traffic from State Pier Road. Overall 
operations at the intersections are considered "good," experiencing LOS C or better. 
















The intersection of State Pier Road at Williams Street has been evaluated to determine 
the need for a traffic signal. The criteria for the installation of a traffic signal as outlined 
in the Manual on Uniform Traffic Control Devices has been reviewed. The results of our 
investigation indicates that a traffic signal may be warranted in the future. In conjunction 
with the State Traffic Commission (STC) certificate application, the warrants for the 
installation of a traffic signal at this location will need to be further explored. 
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REAL ESTATE MARKET ANALYSIS FOR THE NEW LONDON STATE PIER 
A. Executive Summary 

The purpose of this report is to present the results of a real estate market analysis conducted to 
evaluate real estate market demand for the State Pier property in New London, Connecticut. The 
construction of a 150,000 square foot warehouse facility, with ancillary exterior storage for break- 
bulk cargo operations, has been proposed at the State Pier. At the request of the New London 
Development Corporation (NLDC), RKG Associates initiated a market study to update the real 
estate analysis contained in the Transportation and Land Use Compatibility Study for the New 
London State Pier, prepared in 1997 by the Maquire Group. This report represents an update of the 
previous study. Current market conditions were evaluated for office and industrial uses. Also, the 
locational attributes of the site were evaluated as they relate to marketability of the site. 

In New London County, the expansion of the gaming and tourism industries has had the most 
noticeable impact on the commercial and residential real estate market over the past few years. In 
addition, the downsizing of defense-related industries has created increased vacancies in office, 
industrial and commercial properties. 

RKG Associates, Inc. analyzed both the New London County and the City real estate market in order 
to evaluate alternative real estate market options for the State Pier site. The major findings and 
conclusions of this analysis are summarized below. 

Site Specific Findings 

• The State Pier would benefit from the removal of the enclave of residential houses, not only in 
terms of making the site more developable but also removing a blight problem. 

• In addition, the proposed traffic improvements for the area should serve to reduce traffic 
confusion, and improve circulation. 

• The creation of a large warehouse/distribution operation would provide a complimentary use to 
the existing industrial activities in the neighborhood. In addition, the availability of multi-modal 
transportation alternatives could help regional businesses compete more effectively. 

• According to regional real estate brokers, the strongest demand for industrial properties is for 
modem, high bay warehouse facilities, similar to the facility proposed for the State Pier. Given 
the proximity of the property to Interstate 95, this use would seem to be a good fit for the State 
Pier site. Although manufacturing use would provide greater benefits in terms of employment 
opportunities, the manufacturing segment of the regional economy has been hard hit. 
Manufacturing in New London as well as Connecticut has been on the decline for the last fifty 
years, and the State Pier property is not likely to reverse this trend. Water-related manufacturers 
would be good alternatives and the Free Trade Zone designation may encourage a company 
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looking to expand. However, the site does not provide enough land area for a large scale plant 
like Electric Boat or Dow Chemical. 


Findings Related to the City and Region 

• Since 1980, New London County’s employment base has been transformed from a defense- 
related manufacturing base to more of a service and tourism oriented economy. 

• The New London County real estate market, similar to its economic base, has been in transition 
and is beginning to show signs of recovery. Real estate values, in general, have been steadily 
increasing over the past several years. However, values remain below levels experienced in the 
mid to late 1980s in many markets. In addition, the recession of the early 1990s has left a number 
of buildings trading well below their replacement costs. 

• The real estate market in New London County is primarily dominated by end-users. This is 
evidenced by the large and diverse facilities owned by the major employers located throughout 
the region. 

• The larger region has an adequate supply of commercial and industrial land for long term 
expansion. However, the supply of commercial and industrial land in the City of New London 
is limited. Development of the State Pier property for warehouse operations will help to meet 
the needs of this segment of the market, which has performed well over the past two years, and 
capitalize on the proximity of the site to Interstate 95. 

• A supply of 2.5 million SF of non-residential buildings is available in the New London County 
market. Approximately 31 percent of non-residential buildings are located within the City of 
New London, with the remaining 69 percent scattered primarily between Norwich, Jewett City, 
Groton, and Waterford. Although a majority of this supply (65%) is industrial, only a small 
percentage (7%) is in the City of New London. 

• A large percentage of the regional supply of industrial buildings (40%) is older mill-type 
complexes. In contrast, only 20% of the region’s available industrial properties is considered to 
be “modem” (post-1980 constmction). At this time there is only one available post-1980 
industrial building (15,000 SF) in the City of New London. This suggests that there is a limited 
supply of quality industrial space for potential users, and that development of a modem 
warehouse industrial facility at the State Pier site could be supported. 

• Twenty-four percent (598,200 SF) of the total regional supply of non-residential buildings are 
office properties of which 62 percent (371,400 SF) are within the City of New London. This 
includes approximately 190,000 SF at the former Naval Undersea Warfare Center (NUWC) site, 
which is expected to be demolished, according to the Municipal Development Plan for Fort 
Trumbull. At the present time, there is a limited supply of available Class A office space (46,000 
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SF) in the City of New London. Most of the other available office properties (97,100 SF) are 
Class B and C buildings in the downtown area. 

• Retail/commercial service buildings constitute the remaining 11% (265,615 SF) of the available 
regional building supply. Nearly 54 percent (143,000 SF) of this space is located in the City of 
New London, and a majority of this supply is ground floor space in the downtown area, 
suggesting a sizable inventory'. Recently, the New London Development Corporation initiated 
a Downtown Master Plan that will develop a long term strategy and implementation plan for 
revitalizing this section of the City. 

• Real estate conditions in the City of New London have shown signs of recovery as evidenced 
by 90% occupancy level at selected Class A office buildings. However, occupancy at the older 
Class B and C buildings is lagging behind. Although rents at Class A properties have stabilized, 
they remain below the level needed to support new speculative construction. In addition, the 
historic sales values of Class A office space, created by past imbalances in the market, have not 
recovered sufficiently to justify new construction except for an end-user. 

B. Purpose and Sources of Data 

The purpose of this technical memorandum is to present a market analysis relating to the planned 
redevelopment of the State Pier Area. The methodology used includes an analysis of key 
socioeconomic conditions in the City of New London and the region, as well as any forecasted 
changes over the next ten to fifteen years. These modified economic and population projections are 
then used to estimate future development demands within the City of New London. The existing 
regional and local real estate markets are also analyzed in order to identify the available supply of 
land and buildings, as well as other market characteristics. The markets examined for this analysis 
include industrial, office, retail/commercial services and hospitality. 

This report is presented in three major sections: 1) an analysis of existing socioeconomic conditions 
and future projections; 2) an analysis of real estate market conditions and characteristics; and 3) 
extrapolation of demand indicators in order to estimate possible development implications for the 
City of New London. 

C. Sources Utilized and Assumptions 

A variety of statistical and anecdotal information was used in this report. This information included 
previous studies prepared specifically for the State Pier, as well as the City of New London and New 
London County. Data sources are listed below: 

$ Strategic Plan for Economic Development prepared by Arthur D. Little, Inc. for the 
Southeastern Connecticut Economic Development Coalition, March, 1992 
$ Southeastern Connecticut Almanac prepared as a fact book of business resources for the 
Corporation for Regional Economic Development (CRED), in early 1996. 
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$ Draft Plan of Development, City of New London, Connecticut prepared by the Office of 
Development and Planning and the New London Plan of Development Steering Committee, 
August, 1996. 

$ Physical, Real Estate and Market Assessment for a Transportation and Land Use 
Compatibility Study, New London State Pier, prepared by the Maguire Group, April, 1997. 

$ Pfizer New London Mills Project: An Economic Impact Study , prepared by the Connecticut 
Center for Economic Analysis, University of Connecticut, date unknown, but assumed to 
have been prepared in early 1998 

$ Preliminary Draft of Existing Socioeconomic Conditions: Technical Report, dated July 14, 
1998, prepared by RKG Associates, as part of the Connecticut Route 2/2A/32 Environmental 
Impact Statement. 

$ Draft Redevelopment Plan for Ocean Beach Park, New London, prepared by Economic 
Research Associates, July 2, 1998. 

$ Highest and Best Use Analysis for the Norwich State Hospital, prepared by CB Richard Ellis 
and released in September, 1998. 

In addition, other data was compiled and reviewed from various published and unpublished sources 
including, but not limited, to the following: 

$ Historic and current employment data for the New London Labor Market Area and the City 
of New London, and ten-year employment projections for the Eastern Coimecticut region 
(1996-2006), provided by the Connecticut Department of Labor, Office of Research. 

$ 1990 U.S. Census Data for New London City and County, as well as 1996 U.S. Census 

population estimates. 

$ Population estimates and projections for New London City and County (1995 - 2010), 
prepared by the Connecticut Office of Policy and Management 

$ 1998 household estimates from Claritas, Inc. 

$ Recent listings of commercial and industrial properties in New London County obtained 
from the Connecticut Economic Resource Center (CERC). 

$ Recent listings from various commercial and industrial brokers in New London City and 
County. 

$ Newspaper articles in the Norwich Bulletin, The Day and the Boston Globe. 

In addition to reviewing the above referenced material, various individuals were interviewed, 
including officials with the City of New London, Office of Planning and Community Development, 
Connecticut Mystic and More (the regional tourism bureau), real estate brokers, as well as various 
business and property owners/managers. 

D. Municipal Description 
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Traditionally, the City of New London, located along the coast of southeastern Connecticut, is 
regarded as a major urban center for New London County'. The City enjoys deep water access as 
well as a shoreline setting at the confluence of the Thames River and Long Island Soimd. However, 
the physical size of the city, containing only 5.67 square miles, is considered very small in 
comparison to the adjacent towns of Waterford (32.8 square miles) and Groton (31.3 square miles). 

1. Transportation 

Highway: Highway access to the City as well as the region is regarded as excellent. There are two 
exits from Interstate 95 within the town boundaries, which lead drivers to Providence, RI and 
Boston, MA to the north (east) , and to New Haven, Bridgeport and Stamford, CT to the south 
(west). Interstate 395 which intersects with 1-95 in East Lyme/Waterford, about 4 miles west of New 
London, leads through the eastern Connecticut communities of Norwich, Plainfield and Putnam as 
it heads north to Massachusetts and connects with Interstates 90 and 290, just south of Worcester, 
MA. Worcester, New Haven and Providence are approximately within an hours drive from New 
London. The major metropolitan centers of New York City and Boston can generally be reached 
within three hours, barring traffic. 

Local access to New London is provided by State Highway 32 which runs north/south (parallel to 
the Thames River) connecting New London with 1-395 in Montville as well as Norwich. State Pier 
Road intersects with this route, which is presently under construction. The new Mohegan Sun 
Casino located approximately 10 miles to the north in Uncasville can be access by this highway. 
State Route 85, New London-Hartford Turnpikes heads to the northwest through Waterford and 
connects with the central region of the state. US Route 1 also bisects New London and provides 
local access to neighboring Waterford. 

While local access to the north and west is regarded as good, access to the east is limited to the 
Interstate 95 bridge over the Thames River. This elevated bridge provides the only east-west 
highway link between the Towns of Groton and New London. The State Pier property is located just 
south of the Interstate 95 bridge, however the site is barely visible from 1-95 due to its elevation and 
screening. 


For the purpose of this analysis, the region encompasses the twenty-one municipalities of New London County 
according to the US Census. They include Bozrah, Colchester, East Lyme, Franklin, Griswold, Groton (including 
West Mystic), Lebanon, Ledyard, Lisbon, Lyme, Montville, New London, North Stonington, Norwich, Old Lyme, 
Preston, Salem, Sprague, Stonington (including Mystic), Voluntown and Waterford. 
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Rail Service: Amtrak provides passenger service on its Boston to New York run from the restored 
Union Station in downtown New London provides. Presently, Amtrak is in the process of 
electrifying the rail lines in the New Haven to Boston corridor in order to accommodate high-speed 
rail service. This upgrade is projected to increase ridership as well as making remote destinations, 
such as New London, more accessible to train service. 

Freight rail service is also available in New London. Central Vermont Railway, which was recently 
purchased by Railtex, terminates at the pier adjacent to the State Pier property. This rail line is 
reported to be a direct link between eastern Canada and an eastern United States’ seaport. Railtex 
has also entered partnership agreements with Conrail to manage train service in other portions of 
Connecticut. Railtex is believed, according to contacted sources, to have a more aggressive 
management philosophy in operating the former Central Vermont Railway, than its previous owner 
(Canadian government), that increased freight service from New London is anticipated. 

Deep Water Access: The Cross Sound Ferry Company provides year round service for both 
passenger and vehicles from New London to Orient Point, Long Island, New York. Fisher Island 
Ferry Service also maintains operation in New London, adjacent to the City Pier, near the downtown. 
The Mashantucket Pequots are also proposing high speed ferry service to New York City. The State 
Pier was renovated in 1997, and has seen operations expand since re-opening. The adjacent Central 
Vermont pier and a portion of the property has been utilized (and leased) by Continental Salt for 
importing road salt for the region. 

Conclusion: New London has a diverse transportation network which provides excellent access to 
the region as well as to the Northeast Corridor as a whole. The City is centrally located within three 
hours of the major population centers of Hartford, CT; New York City, NY; and Boston, MA, and 
within a days drive of Washington DC and Montreal. This unique transportation link should provide 
the community and the region with opportunities for growth in the future. However, access to the 
State Pier property, as discussed in the Neighborhood Section, is more difficult. 

2. Demographic Information 

This section examines change in population for the City of New London as well as the region and 
the State, between 1980 and 1996. Population estimates and projections developed by the 
Connecticut Office of Policy and Management (0PM) for the years 1995, 2000, 2005, and 2010 are 
also examined. A review of historical population trends is useful as a general indicator of overall 
economic conditions and development trends. Conversely, population projections provide a sense 
of where future growth is likely to occur. 

a. Population 

Table 1 illustrates population growth trends for the City of New London, in comparison to New 
London County and the State as a whole. The most recent available population projections, at five 
year intervals, are also included in the Table. 

Table 1 
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Actual, Estimated and Projected Population 1980-2010 
City of New London, New London County apd State of Connecticut 


Actual & Estimated Population [1] 

Projected Population [2) 


1980 

1990 

1996 (est) 

1995 

2000 

2005 

2010 

City of New London 

28,843 

28,540 

26,893 

26,920 

26,050 

26,160 

27,900 

New London County 

238,409 

254,957 

250,735 

255,275 

255,630 

261,050 

271,090 

State of Connecticut 

3,107,576 

3.287,116 

3,274,238 

3,289,090 

3.316.120 

3.364,080 

3,435,400 




Total Numeric Change 



Ann. Chg. 


1980-90 

1990-96 

1980-96 

1996-2000 

2000-05 

2005-10 

2000-2010 

City of New London 

(303) 

(1,647) 

(1,950) 

(843) 

110 

1,740 

185 

New London County 

16,548 

(4,222) 

12,326 

4,895 

5,420 

10,040 

1,546 

State of Connecticut 

179,540 

(12,878) 

166,662 

41,882 

47,960 

71,320 

11,928 




Total Percent Change 



Ann. Chg. 


1980-90 

1990-96 

1980-96 

1996-2000 

2000-05 

2005-10 

2000-2010 

City of New London 

-1.1% 

-5.8% 

-6.8% 

-3.1% 

0.4% 

6.7% 

0.7% 

New London County 

6.9% 

-1.7% 

5.2% 

2.0% 

2.1% 

3.8% 

0.6% 

State of Connecticut 

5.8% 

-0.4% 

5.4% 

1.3% 

1.4% 

2.1% 

0.4% 


[1] U.S Census Bureau 

[2] Population projections prepared by the Connecticut Office of Policy and Management (0PM) in 1995 
Source: U.S. Census Bureau, Connecticut 0PM and RKG Associates, Inc. 


In 1990, the City of New London had a population of more than 28,500 persons, which indicated 
a marginal decline from 1980, when the population was reported at more than 28,800. In 
comparison, population for New London County in 1990 was nearly 255,000 person, representing 
an increase of 6.9% from 1980. This growth at the County level during the 1980's is slightly higher 
than the rate experience at the State level (5.8%). However in 1996, according to U.S. Census 
estimates, the population in the City of New London declined to nearly 26,900 persons, indicating 
a 5.8% loss. By 1996, the population in the County declined to 250,700 persons, equating to a loss 
of 1.7% from 1990. The out migration of population between 1990 and 1996 experienced in the City 
of New London was more severe, on a percentage basis, than at the County or State (-0.4%) level, 
suggesting intra-county or intra-state migration. 

Table 1 also presents population projections, in 5-year intervals, over the 15-year period of 1995 to 
2010. It should be noted that these projections, prepared by the State of Connecticut, were 
completed prior to the 1996 estimates developed by the U.S. Census Bureau. In each case, the 1995 
projections prepared by the State were slightly higher than the 1996 Census estimates. These 
discrepancies, even though they are minimal, can be attributed to differing methodologies utilized 
to prepare estimates versus projections, as well as the base numbers and assumptions used for each 
methodology. 

Even with these limitations, population growth rates for the City of New London are projected to 
decline until the year 2000, and stabilize during the following five years. During the ten year period 
from 2000 and 2010, population for New London is projected to increase at an annual rate of nearly 
0.7%. However, most of this increase is forecasted to occurred after the year 2005. 
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Population at the County and State level is forecasted to increase at a more stable pace than the 
erratic cycle projected for the City of New London. Population increases at the County level are 
slightly higher on a percentage basis than forecasted rates at the State level. 

It is not surprising that minimal population growth was projected for the City over the short term 
given the economic transition occurring in the region. As the economic base of the community 
becomes more diversified and stable in the early portion of the 21st century, it is projected that the 
City=s population will experience increased growth. 

b. Households 

Current statistics on household formations were obtained from Claritas, Inc, and are presented in 
Table 2. As shown, the rate of new household formations in New London County' outpaced the 
overall rate of population increase between 1980 and 1990. Table 2 shows that approximately 
11,400 new households were created in New London County during this ten year period, an increase 
of 14%. Population growth, as previously shown on Table 1, was only 6.9% during this time period. 
This finding suggests that much of the household growth was due to the changing age distribution 
of the region’s existing residential population, rather than in-migration. Another contributing factor 
to this trend was the change in household size, which declined by 6.8%, from 2.78 persons per 
household in 1980 to 2.59 persons in 1990. 

To a lesser extent, this change in household formation and size between 1980 and 1990 was also 
experienced in the City of New London. During the 1980's approximately 250 new households were 
formed in the City, despite a decline in population of 300 persons during this time. In addition, the 
average household size of 2.38 in 1980, declined to 2.29 in 1990, reflecting to a 3.8% decrease. 

Household changes between 1990 and 1998, based on estimates prepared by Claritas, Inc., indicate 
that the number of households in the City of New London declined by more than 1,400. However, 
the number of household formations at the County level was positive, although sharply lower in 
comparison to the prior decade. This finding suggests that other communities in the County 
experienced some growth or transfer of households, offsetting the losses that occurred in the City 
of New London. The lack of new household formations tends to support the estimated decline in 
population between 1990 and 1996, exhibited by the U.S. Census Bureau data discussed in the 
previous section. 
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Table 2 

Total Households and Household Sizes: 
1980,1990, and 1998 

Actual and Estimated Count 



1980 

1990 

1998 (est) 

City of New London 

10,461 

10,712 

9,271 

New London County 

81,814 

93,245 

93,856 

State of Connecticut 

1,093,675 

1,230,479 

1,229,087 


Total 

Number Change 



1980-90 

1990-98 

1980-1998 

City of New London 

251 

(1,441) 

(1,190) 

New London County 

11,431 

611 

12,042 

State of Connecticut 

136,804 

(1,392) 

135,412 


Total 

Percent Change 



1980-90 

1990-98 

1980-1998 

City of New London 

2.4% 

-13.5% 

-11.4% 

New London County 

14.0% 

0.7% 

14.7% 

State of Connecticut 

12.5% 

-0.1% 

12.4% 


Actual and Estimated Household Size 


1980 

1990 

1998 (est) 

City of New London 

2.38 

2.29 

2.26 

New London County 

2.78 

2.59 

2.57 

State of Connecticut 

2.76 

2.59 

2.59 


Source: U.S. Census and Claritas, Inc. 


E. Regional Economic Conditions 

The New London-Norwich Labor Market Area (LMA) has a diversified base of employers. A few 
of the larger employers include Pfizer Incorporated, Electric Boat (General Dynamics), Foxwoods 
Resort and Casino, Mohegan Sun Casino, Dow Chemicals, U.S. Naval Submarine Base, U.S. Coast 
Guard Academy, Connecticut College, and Lawrence and Memorial Hospital. 

The New London-Norwich Labor Market Area (LMA) has made the transition from a defense- 
oriented manufacturing base to a service oriented economy. The gaming and tourism industries have 
primarily replaced all job losses experienced during the early 1990s. In fact, employment levels in 
the New London LMA for June, 1998 (141,300 jobs) were at their highest level since 1988 (132,000 
jobs), the peak of the previous economic cycle. Employment data by major industry sector for the 
LMA, provided by the Connecticut Department of Labor, for the years 1988, 1993, 1997 and 1998 
are summarized in Table 3. The data represents employment as of June of each year for comparison 
purposes. It should be noted that the Connecticut Department of Labor categorizes employment at 
the Foxwoods and Mohegan Sun casinos as government sector employment in the statistics, since 
the employers are tribal nations. Typically, these facilities, if operated by a non-government entity, 
would be classified as a Service industry (Amusement and Recreation Services). 
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Between 1988 and 1998 total employment in the New London LMA increased by nearly 9,300 jobs. 
This expansion occurred despite the loss of 12,700 positions in the manufacturing sector. 
Government (casino jobs) and services experienced most, if not all, the employment growth, 
increasing by 16,100 jobs and 7,500 jobs, respectively, between 1988 and 1998. This employment 
transition had a significant impact on the composition of the regional economic base. In 1998, the 
goods producing industries represented only 21% of total employment in comparison to 33% in 
1988. On the other hand, employment in the services producing industries reflected 79% of the 
employment base in 1998, versus only 67% in 1988. 

As the data in Table 3 reveals, most of the increases in employment occurred between 1993 and 
1997 as total employment grew by 10.9 percent, indicating an average annual growth rate of 2.7%. 
The data for 1998 indicates continued growth in total employment, however, at a more modest pace 
of 1.9% per year. 


Table 3 

Total Non-Agriculture Employment 

New London-Norwich LMA 

As of June, 

Employment 

Number Change 

Percent Change 

1988 

1993 

1997 



1993-97 


1988-93 


1997-98 

Goods Producing 

43,150 

32,000 

29,800 







-2.0% 

Construction 

6,011 

3,500 

4,700 

4,800 






2.1% 

Manufacturing 

37,139 

28,500 

25,100 

24,400 






-2.8% 

Durable 

N/A 

18.800 

15,400 



(3,400) 

(800) 

N/A 


-5.2% 

Non-durable 

N/A 

9,700 

9,700 



imiiiiiQ 

100 

N/A 


1.0% 

Services Producing 

88,878 

93,000 

108,800 







3.0% 

TCPU[1] 

5,523 

5,500 

6,600 







3.0% 

Wholesale Tr. 

3,075 

2,700 





100 



3.7% 

Retail Trade 

26,902 

24,400 


26,100 

(2,502) 

1,700 

mmiQ 

imiQ^ 


0.0% 

FIRE [2] 

4,499 


3,800 

3,900 

HQ 

(100) 



-2.6% 

2.6% 

Services 

28,468 

32,100 

35,000 


mQii 

2,900 



ma 

2.9% 

Government [3] 

20,411 

24,400 

34,200 

36,500 

3,989 

9,800 


19.5% 


6.7% 

Total 

132,028 

125,000 

138,600 

141,300 

(7,028) 

13,600 

2,700 

-5.3% 

10.9% 

1.9% 

N/A - Not Available 

[1] Transportation, Communication and Public Utilities 

[2] Finance, Insurance and Real Estate 

[3] Government employment includes Foxwoods and Mohegan Sun 

Source: Connecticut Department of Labor, Office of Research, and RKG Associates, Inc. 


The employment changes in manufacturing are attributed primarily to the downsizing of the 
workforce at Electric Boat in Groton. Employment levels at this facility have declined from a peak 
of 18,500 persons in the mid-1980s to a current level of nearly 7,800 persons. In addition, 
employment declines are also attributed to local contractors that were displaced and/or downsized, 
when the Naval Undersea Warfare Center (NUWC) closed in 1996. 
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The major increases in employment are linked to the introduction of the gaming industry in Ledyard 
in 1992 and subsequent expansion to Montville (Uncasville) in 1996. Service employment gains can 
also be attributed to hotel, medical and business services in the region. In addition, employment in 
the retail trade sector has improved since 1993, resulting from the advent of some national chains 
and big box retailers in the early 1990s. This shift in retail expansion to the suburbs, coupled with 
the opening of the Crystal Mall in the early 1980s, has impacted downtown areas in the region, 
including the City of New London. 

Since its opening in February, 1992, Foxwoods Casino has spearheaded the economic recovery of 
the region, and has contributed significantly to the State’s financial coffers. The casino is presently 
billed as the “world’s largest”, and averages between 50,000 and 70,000 persons per day. 
Employment has grov/n from an initial staff of 2,400 in 1992 to its current level of over 10,000 
persons and the annual payroll exceeds $300 million. The State has benefited from more than $500 
million in payments, as part of a 1993 agreement, as well as more than $42 million in payroll-related 
taxes. The State has also received more than $18 million in income taxes from casino employees. 
In addition, it is reported that more than $500 million has been spent by the casino on goods and 
services with local, regional and national companies'. In addition to these benefits, the 
Mashantucket Pequots have become a major player in the regional real estate market as discussed 
later in the market analysis portion of this report. However, to date, the City of New London has not 
been a major beneficiary of this growth. 

a. Local Economic Conditions 

The City of New London remains a major center for service related industries in the New London 
LMA. Economic conditions, however, remain soft despite the regional economic recovery. In fact, 
employment levels in 1997 (16,600 jobs) for the City have declined by 3,100 jobs since 1988 
(19,700 jobs). The proposed opening of Pfizer-New London in 2005 should correct these losses and 
re-establish the City=s manufacturing base as well as anchor additional development activity. 

Employment data for the years 1988, 1993 and 1997 are summarized in Table 4, based on different 
industry sectors. For comparison purposes the data represents employment as of June of each year. 
Employment data for 1998 for the City of New London will not be available until later in 1999. 

Between 1988 and 1993, total employment in the City declined by 1,600 jobs, despite an increase 
of 1,340 positions in service industries. Total employment also declined by another 1,500 positions 
between 1993 and 1997, despite an increase of nearly 400 positions in the durable manufacturing 
sector, which is contrary to regional trends. This growth is likely attributed to the Pequot River 
Shipworks, which manufactures high speed ferries in the former Thames Valley Steel property 
adjacent to the State Pier. However, employment in manufacturing industries represents only a small 
percentage of total employment in the City of New London. In fact, as shown in Table 4, 


Source: An Associated Press article in the Boston Globe February 17, 1997. 
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employment in goods producing industries represented 8% of total employment in 1988, and 5% in 
1997. 

The service producing sectors have also experienced employment declines between 1993 and 1997, 
despite regional trends to the contrary. Most of this decline can be attributed to the closing of the 
Navel Underwater Warfare Center in 1996, when more than 1,000 jobs at the NUWC were 
transferred to Newport, Rhode Island. 

Table 4 

Total Non-Agriculture Employment 

_City of New London__ 


Employment_Numeric Change_Percent Change 



1988 

1993 

1997 


1993-97 

1988-93 

1993-97 

Goods Producing 

1,530 

740 

910 

(790) 

170 

-51.6% 

23.0% 

Construction 

490 

150 

180 

■■B 

30 

-69.4% 

20.0% 

Manufacturing 

1,040 

590 

730 


140 

-43.3% 

23.7% 

Durable 

470 

150 


(320) 

380 

-68.1% 

253.3% 

Non-durable 

580 

440 

bibs 

(140) 

(240) 

-24.1% 

-54.5% 

Services Producing 

18,140 

17,350 

15,680 

(790) 


-4.4% 

-9.6% 

TCPU [1] 

1,500 

960 

1,220 

(540) 

bbbibs 


27.1% 

Wholesale Trade 

BBS 

510 

410 



-3.8% 

-19.6% 

Retail Trade 


2.740 


(440) 

40 

-13.8% 

1.5% 

FIRE [2] 


730 


(290) 


-28.4% 

-38.4% 

Services 

7,040 

8.380 

7,870 

1.340 

(510) 

19.0% 

-6.1% 

Government 

4,870 

4040 

2,950 

(830) 

(1,090) 

-17.0% 

-27.0% 

Total 

19,700 

18.090 

16,590 

(E610) 

(1.500) 

-8.2% 

-8.3% 


N/A - Not Available 

[1] Transportation, Communication and Public Utilities 

[2] Finance, Insurance and Real Estate 

Source: Connecticut Department of Labor, Office of Research, and RKG Associates, Inc. 


In fact, between 1988 and 1997, more than 1,900 government sector jobs have been lost in the City. 
Declines in government employment account for 62% of total jobs lost between 1988 and 1997. 
Also, during this time period, employment in the financial, insurance and real estate (FIRE) sectors 
declined by nearly 600 positions. This decline is due primarily to consolidation in the banking 
industry after failures suffered in the early 1990s. 

It should be added that the City of New London is characterized as an employment center since more 
jobs exist in the City, than the number of local residents in the labor force. For example in 1997, 
there were 16,600 jobs provided at businesses located within New London in comparisons to only 
12,700 persons in the labor force that lived in the City. 

Conclusion: Since 1988, the employment base for the City of New London has been significantly 
impacted by government sector job losses (1,900), primarily attributed to the closing of NUWC. 
However, the proposed 2,000 jobs at the Pfizer New London facility should negate historic losses 
and provide an opportunity for economic revitalization in the City. 
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b. Regional Employment Forecasts 

In 1997, the Connecticut Department of Labor, based on existing employment in 1996, published 
ten year projections for employment changes throughout the various regions of the State. These 
projections were also based on a macro level analysis of local, regional and national trends. 
Employment projections, however, were not prepared for the municipal level. These projections are 
utilized for planning purposes by local and regional planners and development professional. The 
City of New London and the New London LMA are located within the Eastern Region and the 
following section analyzes these projections. In summary, total employment for the Eastern Region 
of Connecticut is projected to increase by 14% over the next ten years, indicating an average annual 
growth of 1.4%. For the purpose of the analysis agriculture employment has been omitted. 

The State of Coimecticut has identified six industry clusters that should stimulate future economic 
growth. These industry clusters include: 1) Financial Services, 2) Health Services, 3) High 
Technology, 4) Manufacturing, 5) Telecommunications and Information, and 6) Tourism. These 
groups also represent the major industry sectors that will be the focus of State marketing efforts, as 
well as development incentives, in order to increase the State=s economic competitiveness. 

Table 5 presents Eastern Regional employment projections for those industries that would typically 
use industrial buildings. It should be noted that the individual sectors under the major industry types 
are sorted by estimated percentage change over the next ten years. 

Construction: Employment levels in this industry are projected to increase by 25% over the next 
ten years. This increase is supported by recent trends in the New London LMA and the City between 
1993 and 1997, when construction employment increased by 34% and 20%, respectively. 

Manufacturing: Historic trends in manufacturing in the LMA and the City of New London are 
contrasting. There has been a marginal increase in employment at the regional level in non-durable 
industries versus an increase at the City level in the durable industries, which is declining regionally. 

Durable Goods employment is projected to decline by 8% over the next ten years, due 
primarily to projected losses in the Transportation Equipment industry. However, these 
losses are forecasted to be offset by cumulative gains in the Electronic and Industrial 
Machinery industries. The projected decline in Durable Goods employment over the next 
ten years is supported by trends that occurred between 1993 and 1997 in the New London 
LMA, which experienced a decline of 18%. 

Non-Durable Goods employment is projected to increase by 6% over the next ten years, due 
primarily to increases in Food Products and Chemical Products. It should be noted that the 
net change in Chemical Products employment is approximately 420 positions over the next 
10 years, reflecting Pfizer expansion at the Groton facility. This projected employment 
increase, however, does not account for the proposed 2,000 jobs at Pfizer-New London. 
Employment declines are anticipated in Textile Mill industries. 
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Industry Employment 


Industry Type 


Construction 


General Building Contractors 


General Contractors (exc. Bldg) 


Special Trade Contractors 


Durable Goods Manufacturing 


Electronic & Other Electrical Equip 


Industrial Machinery & Equipment 


Fabricated Metal Products 


Stone, Clay and Glass 


Primary Metal Industries 


Instruments and Related Products 


Table 5 

Projections Eastern Region of Connecticut 
1996-2006 


Net % 

Change Change 





Food & Kindred Products 


Chemicals & Allied Products 


Paper & Allied Products 


Printing & Publishing 


Rubber & Misc. Plastic Products 


Textile Mill Products 


Trans., Comm, Public Utilities 


Local & Interurban Transit 


Trucking & Warehousing 


Communications 


Utilities & Sanitary Services 


U.S. Postal Service 


Annual 

Change 


2.53% 


2.17% 


-0.78% 


1.05% 


0.83% 


0.44% 


.35% 


- 0 . 12 % 


- 1 . 11 % 


Transportation Equipment 

11,493 

9,783 

(1,710) 


-1.49% 

Nondurable Goods Manufacturing 

10,976 

11,595 

619 

5.64% 

0.56% 


1.53% 


1.03% 



1.00%) 


2.04% 


1.45%| 


0.95% 


0.67% 


0.42% 


Wholesale Trade 

3,275 


0.68%) 

Wholesale Trade, Nondurable 

1,608 


0.83% 

Wholesale Trade, Durable 

1,667 


0.54% 


Source: Connecticut Department of Labor 


Transportation, Communication and Public Utilities (TCPU) employment is forecasted 
to increase by 10% over the next ten year. This change is primarily attributed to increases 
in most industries in this sector (Transit, Trucking, Communications and Utilities Services). 
The forecasted change is supported by employment changes in this sector between 1993 and 
1997, for the New London LMA (20%) and the City of New London (27%). This increase 
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should benefit the City of New London, given the City=s strategy for marketing the 
community as a regional transportation center. 

Wholesale Trade employment is projected to increase by 7% over the next ten years. This 
increase is supported by employment changes in the LMA (4%) over the last year. 

Table 6 summarizes projected ten-year employment gains for the Eastern Region of 
Connecticut in those industrial sectors that would require office space and/or 
retail/commercial service buildings. The following section analyzes the projected ten-year 
changes by major industiy group. The individual sectors under the major industry types are 
sorted by estimated percentage change over the next ten years. 

Retail Trade employment is anticipated to increase by 13% over the next ten years. This 
includes increases in all sectors including a 21% increase in General Merchandise 
employment and an 18% increase in restaurant employment. This increase is supported by 
recent trends in retail employment in the New London LMA, which experienced a 7% gain 
between 1993-1997. In contrast to this regional trend, retail employment in the City of New 
London experienced only a 1.5% increase during this four year period. 

Finance, Insurance and Real Estate (FIRE) employment is anticipated to increase by 12% 
over the next ten years, as shown in Table 6. Most of this increase is anticipated in the real 
estate sector, and to a lesser extent in banking and insurance. While recent trends (1993 - 
1996) in the New London LMA and City suggests otherwise, employment changes between 
1997 and 1998 at the regional level indicate some growth in this sector that would support 
these ten year figures. 

Services employment is anticipated to increase by 24% over the next ten years. The hotel 
and lodging sector is forecasted to increase by more than 84%. In addition, amusement and 
recreation services (i.e. casinos) employment is projected to increase by nearly 7,000 jobs 
over the next ten years.^ The employment gain for this sector represents nearly 30% of total 
projections for the Eastern Region of Connecticut. This anticipated ten-year increase appears 
reasonable given the 14,000 to 16,000 jobs that have been created since 1992. This 
forecasted increase would also seem applicable to the City of New London, given the plan 
to upgrade and expand Ocean Beach Park. This projected increase also reflects the State=s 
effort in targeting tourism as a primary industry cluster. 


For these projections, employment at Foxwoods and Mohegan Sun are categorized by the Connecticut 
Department of Labor as amusement and recreational services, instead of government. 
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Table 6 

Industry Employment Projections 
Eastern Region of Connecticut 
1996-2006 



Industry Type 


Retail Trade 


General Merchandise Store 


Eating & Drinking Places 


Building Materials & Garden Sup. 


Miscellaneous Retail 


Furniture & Homeflimishings 


Auto Dealers & Service Stations 


Food Stores 


Apparel & Accessories Stores 


Finance, Insurance & Real Estate 


Real Estate 


Depository Institutions 


Ins. Agents, Brokers & Services 


Services 


Hotels & Other Lodging Places 


Amusement & Recreation Serv. 


Social Services 


Engineering & Management Serv. 
Business Services 
Health Services 


Auto Repair, Services & Parking 


Membership Organization 


Self-employed, private hshlds 


Personal Services 


Museums, Botanical, Zoo 


Legal Services 


Educational Services 


Government 


Local Gov. (exc. educ. & hosp.) 


State Gov. (exc. educ. & hosp.) 


Federal Gov. (exc. postal) 


otal Industries [1] 


|[1] excludes Agriculture 

">ource: Connecticut Department of Labor 


Employment 


Net 

Change 


% 

Change 


Annual 

Change 


1.31% 



931 

1,127 

196 

mm 


351 


1 

,622 

1,395 

1,539 


144 

561 

615 

54 

940 

1,006 

66 

18,566 

19,446 

880 

12,068 

12,188 

120 

4,449 

4,675 

226 

4,440 

4,405 

(35) 

3,179 

3,108 

(71) 

169,496 

193,792 

24,296 


14.33% 


.22°/c 


1.43% 
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Other major service industries that are projected to experience increased employment over 
the next ten years include Social Services (38%), Engineering Services (31%), Business 
Services (30%) and Health Services (21%). In fact, employment in all servdce sectors, as 
shown in Table 6, are projected to increase over the next ten years. This trend is supported 
by regional and local data. 

Government employment is anticipated to increase by 1% over the next ten years. 

The employment growth factors discussed above appear consistent with regional employment trends, 
and to a lesser degree with local trends, although 1998 data at the municipal level is currently not 
available. Applying these factors against employment levels for 1997, provides an indication of 
potential ten year growth in regional and local markets. 

For the New London LMA, total employment is anticipated to increase to 157,800 positions over 
the next ten years, reflecting a 13% increase. The majority of new employment is forecasted in the 
services producing industries (16,700 jobs), although goods producing employment is forecasted to 
have a net increase of 500 jobs. 

The City of New London=s employment base is anticipated to increase to 21,000 jobs in 2007, 
reflecting a gain of more than 4,460 positions. Most of this increase is forecasted to occur in the 
service producing sectors. By 2007 forecasted employment in the service producing industries 
(18,100) will return to 1988 levels for the City of New London. Service industries, such as hotel, 
medical and business services account for 42% of the forecasted growth or 1,870 jobs. Retail 
services are also forecasted to reflect an 8% growth or 365 jobs. This growth in the service 
producing sectors appears consisted with regional trends over the last 10 years. It should be noted 
that minimal growth is forecasted for the manufacturing or goods producing sectors. 
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Table 7 

Projected Employment (1997 - 2007) 

New London-Norwich LMA 

As of June 

199' 

Projectet 
Factor [5 

200' 

Change 1997-2007 

Numbe 

Percent 

Goods Producing 

29.80( 


32,33' 

2,537 

8.5% 

Construction 

4J0( 

1.252: 

5,88' 

1.18/ 

25.3% 

Manufacturing 

25,IOC 


26,451 

I.35C 

5.4% 

Durable 

I5,40C 

0.9223 

14,203 

(1,197] 

-7.8% 

Nondurable [1] 

9,70C 

1.0564 

12,247 

2.547 

26.3% 

Services Producing 

I08,80C 


125,496 

16,696 

15.3% 

TCPU [2] 

6,600 

1.0852 

7,162 

562 

8.5% 

Wholesale Trade 

2,700 

1.0681 

2,884 

184 

6.8% 

Retail Trade 

26,100 

1.1313 

29,527 

3,427 

. 13.1% 

FIRE [3] 

3,800 

1.1233 

4,269 

469 

12.3% 

Services [4] 

50,000 

1.2372 

61,860 

11,860 

23.7% 

Government 

19,600 

1.0099 

19,794 

194 

1.0% 

Total w/ Pfizer 

138,600 


157,833 

19,233 

13-9% 

City of New Lon 
Projected Employment ( 

don 

1997 -2007) 

As of June. 

1997 

Projected 
Factor [5] 

2007 

Change 1997-2007 

Number 

Percent 

Goods Producing 

910 


2.926 

1.970 

216.5% 

Construction 

180 

1.2525 

225 

45 

25.3% 

Manufacturing 

730 


2,700 

1,970 

269.9% 

Durable 

530 

0.9223 

489 

(41) 

-7.8% 

Nondurable [1] 

200 

1.0564 

2,211 

2.011 

1.005.5% 

Services Producing 

15,680 


18,128 

2.448 

15.6% 

TCPU [2] 

1,220 

1.0852 

1,324 

104 

8.5% 

Wholesale Trade 

410 

1.0681 

438 

28 

6.8% 

Retail Trade 

2,780 

1.1313 

3,145 

365 

13-1% 

FIRE [3] 

450 

1.1233 

505 

55 

12.3% 

Services 

7,870 

1.2372 

9,737 

1,867 

23.7% 

Government 

2,950 

1.0099 

2,979 

29 

1.0% 

Total vv/Pfizer 

16,590 


21,054 

4,464 

26.9% 

[1] 2007 nondurable employment figures are adjusted by 2,000 resulting from Pfizer New London 

[2] Transportation, Communication and Public Utilities 

[3] Finance, Insurance and Real Estate 

[4] Services in the LMA include 15,000 persons for Foxwoods and Mohegan Sun 

[5] Based on an employment growth factor from 1996 - 2006 projections 

Source: Connecticut Department of Labor and RKG Associates. Inc. 
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D. Neighborhood and Site Description 
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The State Pier property is located within a diverse, mixed used neighborhood where minimal 
investment has occurred until the recent multi-million modernization of the State Pier property. 
From a locational perspective the neighborhood is at the western base of the Interstate 95 bridge, less 
than a half a mile from downtown New London. The neighborhood, for this analysis, consists of 
approximately 85 acres that is fairly evenly divided into two sections. The southern portion which 
includes the State Pier property is basically a peninsula that is bounded on the north by the raised 
Conrail/Amtrak right-of-way. The northern portion consists of an industrial area that extends under 
the 1-95 elevated bridge and beyond Lewis Street. The boundaries used in this analysis basically 
follow the existing zoning district for this portion of New London as well as most of the City’s 
designated area for a Free Trade Zone. 

1. Access: Primary access to the neighborhood can be gained via Crystal Avenue through its 
signalized intersection with Eugene O’Neill Drive, which is the major connector between Interstate 
95, State Route 32 and downtown New London. Crystal Avenue is a two-lane road that head 
northeast along the western boundary of the neighborhood after its immediate intersection with State 
Pier Road. Secondary or backdoor access to the neighborhood can be provided by State Pier Road 
which intersects State Route 32 further to the north. Overall, access to the neighborhood for a driver 
unfamiliar with the New London road network, appears somewhat convoluted, due in part to the 
intersecting major highways in this vicinity. Changes proposed as part of the State Pier MDP are 
expected to reduce confusion and improve traffic flows in the neighborhood. 

2. Primary Uses and Trends: Maritime and transportation related uses appear to utilize a 
majority of the land area. Assessment records indicate that Central Vermont Railway is the largest 
single land owner in the neighborhood. The Company has approximately 35 acres, consisting of its 
pier, former roundhouse and extensive rail right-of-ways leading north from its pier. 

A mix of single family and duplex properties are located beyond the northwestern boundary. There 
is also an enclave of fourteen residential structures, abutting the State Pier site, most of which are 
in generally poor physical condition. 

Along the internal streets in the northern portion, the neighborhood appears fairly densely developed 
with industrial properties. In fact, research indicated there were eleven industrial properties in this 
area'^, containing roughly 15 acres improved with nearly 400,000 SF of building area, indicated a 
floor area ratio (or FAR) of 60%. Most of the buildings are along the east side of Crystal Avenue 
(Levin Distribution; Naval R & D annex; Bell Pump) or off Lewis Street/Eastem Ave. (Thames 
Valley Steel; F & F Distributors). The City of New London’s Department of Public Works 
maintains a garage, storage yard, office area and a sanitation transfer facility directly below the 1-95 
bridge. A majority of the buildings in this portion of the neighborhood are regarded as modem, or 
post-1965 constraction. 


These eleven properties total approximately $7.75 million in assessment value (S21.50/SF) and contribute nearly 
$21,500 in annual real estate taxes. This figure equates to roughly $0.60/SF of improved building area or 
$ 14,500/acre of improved land. 
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The remaining 30 or so acres in this northern portion are generally undeveloped and utilized for 
transportation purposes with the majority owned by Central Vermont Railway. The State also 
maintains a boat launching area underneath the 1-95 bridge, that is accessible only from State Pier 
Road via an underpass under Conrail’s ROW. This is just to the north of the State Pier property. 
Including this transportation related land area, the effective Floor Area Ratio (FAR) in the northern 
portion of the neighborhood is reduced to 20% (400,000 SF/45 acres). 

The southern portion of the neighborhood consists of approximately 40 acres and is divided (east 
to west) by the Central Vermont Railway property. Primary uses are transportation related with the 
exception of a small enclave of fourteen, aged and poorly maintained, residential structures 
(primarily duplexes), which occupy about two acres of land, surrounded by the State Pier property 
There are three major parcels in the southern portion of the neighborhood that include the State 
Pier parcel (14 acres), a portion of the Central Vermont Railway parcel (15 acres), and the City of 
New London (7 acres). In addition to these parcels, as well as the Conrail ROW, there is a small 
parcel of 1.45 acres on the west side of Thomas Griffin Road that is improved with a 15,000 SF 
research and development facility, which was formerly occupied by Tracor Inc. 

Based on assessment data, there are slightly more than 190,000 SF of building improvements in the 
southern portion of the neighborhood, including 129,600 SF at the State Pier®. Given that the 
approximate land area is 40 acres, the overall FAR in this portion is approximately 11%, suggesting 
under-utilization of land from a real estate tax perspective. However, given the physical constraints 
caused by the numerous right-of-ways, topography, soil conditions and shoreline protection, it is 
unlikely industrial building coverage in this portion of the neighborhood would exceed 30% FAR. 
The major area in the neighborhood to accommodate future development is the property owned by 
Central Vermont Railroad. 

E. Zoning and Land Use Regulatory Agencies 

The State Pier site is located within the Waterfront Industrial (WI) Zone. Permitted uses include a 
array of maritime and transportation related uses including port facilities, rail yards, ferry boats, 
marinas, yacht clubs, boat sales and rentals. Industrial uses include water-dependant manufacturing 
operations, warehousing and the wholesale of alcohol, meats, produces and provisions. Accessory 


According to New London assessment records, fifteen parcels consisting of appro.ximately 1.6 acres that are 
improved with 23 units. Ten of the buildings are reported as duplexes, three as single family residences, one is a 
closed commercial unit and one parcel is vacant, improved with an outbuilding. Total assessment value is $848,000 
($36,900/unit or $526,700/acre) which equates to $23,150 in annual real estate taxes ($ 14,350/acre). 

The City of New London acquired one property (28 Fraser Street) that appears abandoned. Two other properties 
also transferred; 29 Eighth Street, a duplex having a gross area of 3,284 SF, sold in March, 1995 for $50,000 or 
$25,000 unit; and 78 Tenth Street, a single family unit having a gross area of2,400 SF, transferred in January, 1995 
for $24,000. 

This figure reflects the change in building area at the pier resulting from demolition and proposed construction. 
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and recreational uses include parking facilities, parks and playgrounds (public & private). 
Additional uses are allowed, subject to a special permit, include commercial uses such as business 
and professional offices, restaurants, hotels and motels. The existing uses in the neighborhood, as 
well as at the State Pier property, appear consistent with the City’s Zoning. However, the enclave 
of residential duplexes conflicts with permitted uses in this district. Another regulatory agency that 
would be involved in reviewing development proposals of waterfront properties is the Connecticut 
Department of Environmental Protection which is authorized to manage activities under the Coastal 
Zone Management Law. 

F. Real Estate Market Analysis 

The New London County real estate market, similar to the economic base, has been in transition and 
is now showing signs of recovery. Real estate values in general have been steadily increasing, 
although in most markets, values remain below those levels experienced in the late 1980s. In 
addition, the recession of the early 1990s has left a historical legacy of buildings trading well below 
their replacement costs. As a result, local lenders may be reluctant to make speculative real estate 
loans. The purpose of the section is to identify current market conditions and characteristics in 
regards to office, industrial, retail and commercial services and hospitality markets. 

New London County is primarily dominated by end-users in terms of its real estate market. This is 
evidenced by the large and diverse facilities owned by the major employers located throughout the 
region, such as Pfizer Incorporated, General Dynamics, Foxwoods Resort and Casino, Mohegan Sun 
Casino, State of Connecticut, Dow Chemicals, U.S. Naval Submarine Base, U.S. Coast Guard 
Academy, Connecticut College, as well as Lawrence and Memorial Hospital. 

Recent real estate activity by some of these regional employers include: 

$ Pfizer’s proposed New London facility, that will contain more than 500,000 square feet (SF), 
as well as an expansion at the company’s Groton complex. 

$ The Mashantucket Pequots Tribal Nation recently opened an 820 hotel room expansion at 
Foxwoods Resort, complete with 53,000 SF of conference space. In addition, a $190 million 
Mashantucket Pequot Museum and Research Center (310,000 SF) opened in August, 1998 
adjacent to Foxwoods. A hotel development is planned in the City of Norwich, that is 
anticipated to be a cornerstone of downtown redevelopment in that community. The 
Mashantucket Pequot Tribal Nation also started a high-speed ferry manufacturing company 
in New London. 

$ The Mohegan Tribal Nation recycled an idle industrial complex in Montville into a casino, 
which opened in October, 1996. Reportedly the Mohegan Tribal Nation is in the initial 
planning stages of a large scale hotel (1,500 rooms) and conference center development 
(75,000 SF) on their Thames River site; specific details are not available at this time. In 
addition, the State of Connecticut transferred the adjacent Fort Shantok State Park to the 
Mohegan Tribal Nation, who recently reopened the park to the public, after some minor 
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improvements. The Connecticut Department of Transportation is presently analyzing 
different transportation alternatives for the region, due to increased traffic associated with 
the casinos. The City of New London is one of the communities in the study area. 

$ In addition to the recent renovation of the State Pier, a number of additional governmental 
initiatives are currently under way. In conjunction with Pfizer’s creation of a Central 
Research facility on the former New London Mills site, the City is creating a Municipal 
Development Plan (MDP) for the Fort Trumbull area. This project includes the proposed 
Fort Trumbull State Park (being developed by the Connecticut Department of Environmental 
Protection), the redevelopment of the former Naval Undersea Warfare Center (NUWC), and 
other public and private properties in the Fort Trumbull Area, totaling 90 +/- acres. The City 
is also developing a Master Plan for the Downtown Area, and a revitalization strategy for 
Ocean Beach Park. The Harkness Mansion in Waterford has also undergone renovations. 
In addition, the State is in the process of transferring ownership, possibly to the private 
sector, of the former Norwich State Hospital and Seaside Regional Center in Waterford. 

1. Available Commercial and Industrial Land 

New London County has a supply of more than 1,200 acres of undeveloped non-residential land, 

with adequate infrastructure in place, to support long term commercial and industrial development. 

Most of this land is located along the Interstate 95 corridor in the Towns of Waterford, Groton and 

Stonington/North Stonington. 

• The Norwich Industrial Park (off 1-395), one of the more established industrial parks in the 
County, has approximately 80 acres available. This 450 acre park, initiated in the late 1960s, has 
a mixed tenant base including a few non-industrial users such as Dodd Stadium, which was 
constructed for the Norwich Navigators, a double A baseball team. Due to the park=s 
centralized location and convenient interstate access, other tenants include 
warehouse/distribution users. This park has a number of buildings available for sale or lease. 


• In contrast the City of New London has only 15 acres of vacant land, including potential 
redevelopment sites. Most of the sites are small and scattered throughout the municipality. The 
City=s supply of commercial land could increase by another 20 to 40 acres with the inclusion 
of the different alternatives being evaluated for the Fort Trumbull Area. 

• Currently, a 4.2 acre site is available adjacent to the State Pier property. There are also a number 
of available industrial buildings in this portion of the City, including a research and development 
structure, that was formerly leased by the U.S. Navy. 

• A 3.2 acre parcel is also available at the Shaw=s Cove Business Park, about a mile south of the 
downtown. A proposal for a 72,000 SF office building was recently presented to the New 
London Redevelopment Authority, the owner of the parcel. The building is planned in two 
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phases. A final proposal for the property, however, has not been presented and details regard the 
potential user(s) are unknown at this time. 

• In addition, a four acre waterfront site adjacent to the downtown and the Shaw=s Cove Business 
Park is being marketed as a redevelopment project for a possible hotel or residential 
development. However, only a few buildings remain and no proposals have been presented. 

• The former Norwich State Hospital, in the City of Norwich/Town of Preston, is not included in 
the regional supply of available land. Planned reuse alternatives for this 475V acre campus on 
the Thames River(across from the Mohegan Sun) includes entertainment, hospitality and retail 
uses. It should be noted that Three Rivers College in Norwich is interested in utilizing a portion 
of the site. 

Industrial land pricing ranges from $20,000/acre to $50,000/acre. The cost for commercial land 
along the 1-95 corridor, however, could yield a value of $200,000/acre or more. Location, size, 
topography, soil constraints, utilities available, etc. all affect values. Waterfront parcels may yield 
a value in the $200,000 to as much as $500,000/acre, although historic sales evidence does not 
support the high end premium. 

In conclusion, the region has an adequate supply of commercial and industrial land for long term 
expansion. However, the supply in the City of New London is limited, and the operation of a 
successful cargo operation at the State Pier will require adequate support facilities, both in terms of 
warehousing and outdoor storage. The ability to create 150,000 square feet of wai'ehouse and 
distribution space at the State Pier would allow for support of break-bulk cargo operations at the 
State Pier. 

2. Available Commercial and Industrial Buildings 

A regional supply of 2.5 million SF of non-residential buildings is available in the New London 
County market with 31 percent (764,000 SF) of this located in the City of New London. The 
remaining 69 percent (1.72 million SF) is scattered primarily between Norwich, Jewett City, Groton, 
and Waterford.^ 

Approximately 65% (1.62 million SF) of the total supply is considered industrial space of which 
only 7% (250,500 SF) is in the City of New London. From this perspective, it appears that the City 
of New London, which is a regional employment center, is under-served in terms of industrial 
facilities. In addition, the age of existing industrial facilities is a concern from a market perspective. 
Approximately 40% of the regional industrial supply is older mill-type complexes, while only 20% 
is post-1980 construction. There is only one available post-1980 industrial building (15,000 SF) in 


The term available means properties that are being actively listed or marketed for sale or lease. However, 
some of these buildings, or portions of them, may be currently occupied. Only two buildings at NUWC 
(Buildings 2 and 96), totaling 186,000 SF, are included in this supply. While it is anticipated that these 
facilities will ultimately be demolished, they are, at the present time, available. 
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the City of New London. This suggests that there is a limited supply of quality industrial space for 
potential users not only in the City, but also in the County. According to discussions with regional 
real estate brokers, modem, high bay industrial and warehouse space has seen strong demand over 
the past two years, particularly where facilities are located in close proximity to Interstate 95. 

Twenty-four percent (598,200 SF) of the total regional supply is office properties of which 62 % 
(371,400 SF) is within the City of New London. At the present time, there is a limited supply of 
available Class A office space in the remainder of the City of New London. According to regional 
real estate brokers, only 46,000 SF of Class A office space in New London is reported to be 
available. 

The remaining 11% (265,615 SF) of the available regional building supply is classified as 
retail/commercial service buildings and nearly 54% (143,000 SF) of this space is located in the City 
of New London. A majority of this supply is ground floor space in the downtown area. Table 8 
presents the distribution of available space in the region by area and use. 


Table 8 

Summary of Available Building Supply 

New London County (August, 1998) 

Area/Use 

# 

Bldg SF 

% of City 

% of Reg. 

City of New London 

60 

763,802 

100% 

31% 

Office 

22 

371,380 

49% 

15% 

Retaily'Comm. Serv. 

27 

142,962 

19% 

6% 

Industrial 

11 

249,460 

33% 

10% 

New London County [1] 

89 

1,718,228 


69% 

Office 

37 

226,813 


9% 

Retail/Comm. Serv. 

26 

122,653 


5% 

Industrial 

26 

1,368,762 


55% 

Regional (County) — Total 

149 

2,482,030 100% 

Office 

59 


24% 

Retail/Comm. Serv. 

53 



11% 

Industrial 

37 

1,618,222 


65% 

[1] Does not include the available buildings in the City of New London 

Source: RKG Associates, Inc. and MBIA/Bartram & Cochran 


a. Office Buildings 

Nearly 3.5 million SF of office buildings exists in the region, with 2.3 million SF suitable for 
multi-tenant use. Since 1982, over one million SF of office space was constmcted in the market. 
It is reported that 740,000 SF is regarded as Class A. Most of this space is primarily located in 
the Groton-New London submarket, and a majority of the New London Class A office space is 
contained in the Shaw=s Cove Business Park, developed in the 1980s. 
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An estimated 600,000 SF of office space is available to the market, including 371,400 SF in the 
City of New London. This includes 274,300 SF of Class A space, representing 74% of the 
available office space in the City. The major available Class A properties include tliree buildings 
in the Fort Trumbull Development Area (Buildings 2 and 96 at NLfWC, as well as 194 Howard 
Street) having approximately 228,300 SF of available space. These three Class A buildings 
represent 60% of available office space in the City. However, the New London Development 
Corporation anticipates demolition of the existing structures at NUWC, to create new 
development parcels on the site. Approximately 46,000 SF of the available office space in the 
rest of New London is considered Class A, and the remaining 97,100 SF (58%) is Class B or 
lower office area, and most of this is located in the downtown area. 

Real estate conditions in the City of New London have shown signs of modest recovery as 
evidenced by current occupancy at Class A office buildings, which is more than 90 percent at 
selected properties. However, occupancy at the older Class B and C buildings is lagging behind 
in the 70 to 80 percent range. In addition, rent levels at Class A properties have stabilized at 
approximately $ 15/SF (gross), however, they remain below the level needed to support new 
speculative construction. In addition, the historic sales values of Class A office space, created 
by the past imbalances in the market, have not recovered sufficiently to justify new construction 
except for an end-user. 

Shaw=s Cove Business Park consists of six buildings, totaling approximately 300,000 SF, that 
were constructed in the mid-1980s. Historically, demand for office space typically came from 
local contractors, professional and business services that supported the defense-related industries. 
However, downsizing resulted in negative absorption of Class A office properties in the early 
1990s which continued with the closing of NUWC in 1996. This created increased vacancies 
and placed downward pressures on rental pricing, making Class A properties affordable for Class 
B and C users. Currently, only 26,000 SF is available at Shaw=s Cove, indicating an occupancy 
rate of nearly 92 percent. According to the leasing agent, 40 percent of the current occupants are 
in medical or health related industries reflecting a transition from defense oriented contractors. 
Other health services activity is evidenced by Mariner Health Group=s purchase of Mariner 
Square, a Class A, 100,000 SF downtown building. In addition, Lawrence and Memorial 
Hospital completed a major renovation. 

Gross rents for office properties generally range firom $8 to $16/SF, and expenses range from $3 
to $7/SF, suggesting net rents between $5/SF and $9/SF. This rent range is well below the level 
to support speculative office construction. Sales of Class A office properties are within $25/SF 
to $40/SF range, significantly lower than replacement cost without consideration for underlying 
land values. The supply of underperforming Class A properties in New London is limited at the 
present time, given the recent sale of 194 Howard Street. This 50,000 SF, Class A building 
reportedly sold for $1.3 million, indicating a value of $26/SF. Pfizer recently negotiated a 3 to 
5 year lease and will be moving in by the end of the year. Upgrades and renovations to the 
building are underway, although the exact costs are unknown at this time. 
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b. Industrial Buildings 

The region=s industrial base is reported to have more than 11 million SF, with the Groton-New 
London and Norwich markets each containing approximately one-third of the supply, with the 
remainder distributed throughout the County. The regional industrial base is reported to be 
dominated by owner-occupants, which account for an estimated 90% of the supply. 

At the present time, the regional market has more that 30 industrial buildings available, 
containing in excess of 1.6 million SF. Approximately 250,000 SF (15%) are in the City of New 
London. However, much of the available space is not considered to be marketable, in terms of 
what current users require. Nearly 40% of the floor space is contained in aged, mill facilities, 
such as two complexes in Jewett City (440,000 SF) and five properties in New London (115,900 
SF). These facilities typically do not meet current standards for ceiling heights, accessibility, etc. 
In contrast, only 20 percent (325,000 SF) of the regional industrial supply is considered to be 
modem industrial space (post-1980 construction). There is only one building available in New 
London which is considered to be modem industrial space, a 15,000 square foot facility. 

In the City of New London, nearly 250,000 SF of industrial buildings are available. Of the 
industrial space in the City, nearly 50% is contained in older multi-level mill type buildings, 
while a very small percentage (6%) is post-1980 constmction. Most of the available industrial 
buildings are located in the State Pier neighborhood, including the former U.S. Navy Research 
& Development Annex and an older manufacturing building at the Thames Valley Steel (TVS) 
property adjacent to State Pier. Activity at TVS, which is a 150,000 SF facility, over the last few 
years includes the occupancy of Pequot River Shipworks. This company, financed by the 
Mashantucket Pequots, has a licensing agreement with a London-based company to manufacture 
high tech, high speed ferry boats, which have been successfully used in Hong Kong. 

The for-sale pricing of industrial buildings remains well below replacement costs, and generally 
ranges between $5 and $40/SF, depending on age, size, location, etc. Rental pricing ranges from 
$2.50/SF to $6/SF, with the low end reflective of older properties with limited finish and 
amenities, and the high end reflective of more modem AflexO space with a high percentage of 
finish (or built-to-suit). Mill space ranges from $1/SF to $2.50/SF. Location, size, age and 
amenities all influence value. 

In the City of New London there is a limited supply of modem larger buildings (50,000 to 
100,000 SF) with convenient access to 1-95. The proposed 150,000 square foot warehouse in 
the State Pier MDP area would represent an expansion in the market of a product that is currently 
in demand. According to regional real estate brokers, the warehouse and distribution market has 
seen strong growth over the past two years, particularly for modem facilities in close proximity 
to 1-95. Employment projections for the region, as presented in Table 5 earlier in this report, 
anticipate the creation of more than 230 new jobs in wholesale trade. The City of New London 
would be in a position to capture a large percentage of these new jobs with the redevelopment 
of the State Pier property. 
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c. Retail/Commercial Services 

Large scale retail development has expanded over the last few years, especially in the area 
around the Crystal Mall in Waterford. It is reported that roughly 400,000 SF of retail buildings 
were permitted in 1994-1995 in the Route 85,1-95 and 1-395 area, where new stores for BJ 
Wholesale Club, Home Depot and WalMart, to name a few, have been constructed. WalMart 
has also constructed stores in Groton and Norwich, during this time. Presently, the New London 
Mall, off 1-95, is undergoing major renovations and expansion, in order to reposition itself 
among other regional malls. 

The region has more than 265,600 SF of retail/commercial space available to the market and 
nearly 54 percent (143,000 SF) of this space is located in the City of New London. In addition, 
nearly 52 percent (66,900 SF) of the supply in the City is ground floor space in the downtown 
area. This suggests that the magnitude of the retail vacancy is sizable and any proposed retail 
development in the State Pier MDP Area may compete with potential downtown users, unless 
geared for alternative uses such neighborhood oriented retail and/or commercial services. 
Alternatively, ground floor space in the downtown could be recycled for alternative uses such 
as commercial services. 

d. Conclusions - Office and Industrial 

The City of New London has 763,800 SF of available non-commercial building area, which 
represents nearly 31 percent of the regional supply. The supply of available Class A office space 
is limited to only 46,000 SF. This equates to a citywide occupancy of more than 90 percent for 
Class A office. However, some, if not most, of the remaining available supply in the City of New 
London appears inadequate, in its current condition, to meet high quality standards and needs 
of potential new users without investment, which in some cases appears significant. This suggest 
that in the future the City should be become more focused about preservation, and consider 
selective demolition in order to create open space and/or alternative use sites over the long term. 

The industrial market is in a similar state, with a shortage of newer, more modem high quality 
facilities, and an excess of older, lower quality facilities. Approximately 40% of the available 
industrial properties are older, mill-type properties, with limited marketability. In contrast, there 
is reportedly only one 15,000 SF modem industrial facility available. 

VI. Development Implications 

The potential effects of the employment and population forecasts, discussed earlier, have had 
positive impacts on the real estate market in the City of New London in terms of additional 
occupancy and/or new construction. This section calculates potential demand indicators 
resulting from employment and population growth, and analyzes potential real estate needs for 
the year 2010 based on the forecasts discussed earlier. 

A. Non-Residential Building Demands - City of New London 

In terms of non-residential buildings, the forecasted employment growth, as shown in Table 9, 
on the conservative side, should create a need for approximately 1.2 million SF in the City of 
New London over the next ten to fifteen years. On the aggressive side, the forecasted 
employment may create a need for approximately 1.9 million SF of non-residential building area. 
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Table 9 

City of New London: Estimated Employment Gains and Building Needs by 2010 

Industry Sector 

Employment 
Gains [1] 

Building 

Type 

ULI Emp. Factors [5] 

Indicated Building Area 

Low (SF) 

High (SF) 

Low (SF) 

High (SF) 

Pfizer-New London 

2,000 

Clinical [2] 

250 




Construction 

45 

Industrial 

400 

750 



Non-durable MFC 

11 

Industrial 

750 

1,000 


11,000 

Wholesale Trade 

28 

Ind./WHS 

1,000 

1,500 

27,921 


TCPU [3] 

104 

Ind./Office 

IH&EI 

750 

41.584 


FIRE [4] 

55 

Office 

■i^ 

500 

13,871 

27,742 

Retail Trade 

365 


450 

650 

164.256 

237,259 

Services 

1,867 

Off/Comm. 



466,691 


Government 

29 

Office 

250 

HHIIIQQf 

7,301 

■■EB 

Total 

4,459 




1,247,875 

1,877,587 

[1] By 2007, extrapolated from planned figures (Pfizer) and forecasted rates (Connecticut DOL) 

[2] Pfizer plans to build a 500,000 SF facility and employ 2,000 persons 

[3] Transportation, Communication and Public Utilities 

[4] Finance, Insurance and Real Estate 

[5] Urban Land Institute Employment Factors in determining building needs 

Prepared by RKG Associates, Inc. 


It is important to recognize, however, that these estimates are based on the City of New London 
attaining its proportional share of development activity within the region. Realistically, 
however, there are likely to be areas where the City exceeds these figures, and other areas where 
it falls short. The level of attainment will depend on the competitive position of the community, 
relative to alternative locations in the region. Based on the quality of the proposed facility at the 
State Pier, as well as the multi-modal transportation capabilities (rail, ship, truck), it is 
anticipated that the State Pier property will capture a high percentage of new employment 
opportunities in warehousing and distribution. Summarized in Table 10 are the projected demand 
indicators for 2010 for the City of New London in comparison to the existing supply. 


B. Development Implications for the State Pier 

The proposed 150,000 square foot warehouse for the State Pier property, and the ancillary outdoor 

storage areas, is expected to be successful, based on several factors. 

• The State Pier would benefit from the removal of the enclave of residential houses, not only in 
terms of making the site more developable but also removing a blight problem. 

• In addition, the proposed traffic improvements for the area should serve to reduce traffic 
confusion, and improve circulation. 

• The creation of a large warehouse/distribution operation would provide a complimentary use to 
the existing industrial activities in the neighborhood. In addition, the availability of multi-modal 
transportation alternatives could help regional businesses compete more effectively. 

• According to regional real estate brokers, the strongest demand for industrial properties is for 
modem, high bay warehouse facilities, similar to the facility proposed for the State Pier. Given 
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the proximity of the property to Interstate 95, this use would seem to be a good fit for the State 
Pier site. Although manufacturing use would provide greater benefits in terms of employment 
opportunities, the manufacturing segment of the regional economy has been hard hit. 
Manufacturing in New London as well as Connecticut has been on the decline for the last fifty 
years, and the State Pier property is not likely to reverse this trend. Water-related manufacturers 
would be good alternatives and the Free Trade Zone designation may encourage a company 
looking to expand. However, the site does not provide enough land area for a large scale plant 
like Electric Boat or Dow Chemical. 
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JOB CREATION ANALYSIS FOR THE NEW LONDON STATE PIER 
10.1. Executive Summary 

A range of job creation estimates has been created for the development of a 150,000 square foot 
warehouse facility, with outdoor storage and inter-modal capabilities. Two distinct methods have 
been used to estimate the direct and indirect employment for the proposed State Pier facility 
The Urban Land Institute methodology results in a total of202 to 302 jobs, while the 
methodology employed in the 1997 Maguire study results in estiamtes of between 150 and 250 
total jobs, depending on the level of cargo activity. The estimates for total job creation are 
summarized below. 


Table 1 

Estimated Indirect Job Creation 

At Varions Levels of Cargo Tonnage 

Annual Cargo Tonnage 

ULI Method 

300,000 

400,000 

500,000 

Direct Jobs 

100-150 

97 

129 

161 

Indirect Jobs 

102-152 

53 

71 

89 

Total Direct & Indirect 

202-302 

150 

200 

250 

Construction Jobs (Person Years) 

176 

176 

176 

176 


10 . 1.1 Methodology and Assumptions 

The purpose of this report is to update the economic analysis contained in the 1997 
Transportation and Land Use Compatibility Study for the New London State Pier, prepared by 
the Maguire Group. At the present time, there are plans to construct a large warehouse and 
outdoor storage facility on the State Pier property, which would be used for multi-modal 
transportation and distribution of cargo to and from the State Pier. 

RKG Associates has utilized available published information to estimate the projected job 
creation impa.cts of the construction of a 150,000 square foot warehouse and distribution facility 
at the State Pier property. According to the New London Development Coiporation, the facility 
is expected to handle an estimated 400,000 tons of cargo annually. In order to create a range of 
anticipated employment at the site, the 400,000 ton figure was used as the midpoint of a range of 
cargo activity at the site. 

Job creation for a range of 300,000 to 500,000 tons annually is calculated, using generally 
accepted data from previous studies, the Urban Land Institute (ULI) and the U.S. Department of 
Commerce. ULI publishes studies regarding the average square footage per employee for 
numerous industries, including warehousing. These estimates are used as a check against 
estimates of direct job creation created using industry standards for cargo port operations, as 

defined in the 1997 Maguire study and the prior 1994 study prepared by Martin O’Connell 
Associates. 

The consultant also used information from the U.S. Department of Commerce’s Regional Input- 
Output Modeling System (RIMS U) to determine spin-off impacts associated with the creation of 
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new employment opportunities at the State Pier. RIMS II has state-specific multipliers which 
provide an indication of the indirect or induced job creation from new employment opportunities, 
resulting firom the re-spending of wages and the purchases of goods and services by businesses. 

Finally, information on construction wages in the State of Connecticut was utilized to estimate 
employment impacts associated with the construction of the new 150,000 sc^uare foot warehouse 
at the State Pier site. An estimated construction budget of $15 million was used, which accounts 
for the construction of the facility, as well as additional site development costs for pile-supported 
construction, heavy-load flooring and development of exterior storage capabilities. 

10.1.2 Direct Job Creation 

In order to estimate the potential for creation of direct jobs at the new facility, two methods were 
utilized. The first method is based on average square footage requirements per employee, as 
developed by ULI. ULI has historically tracked these figures, to provide communities and 
developers with an understanding of the magnitude of development and its impacts. According 
to ULI, an average warehouse operation requires 1,000 to 1,500 square feet per employee. Based 
on the proposed 150,000 size of the State Pier facility, 100 to 150 direct jobs would be created. 
This figure is considered to be somewhat low, since it does not account for the amoimt of 
exterior storage, and the interaction of the warehouse with other facilities, specifically the State 
Pier, the rail line and the trucking industry. Nevertheless, this can be considered the low end of 
our estimate for direct job creation. 

As a contrast, the 1997 Maguire study was reviewed. The Maguire study estimated that for every 
2,000 tons of cargo moving through the facility, one permanent full-time equivalent (FTE) 
position is created. Of these FTE’s, 64.4% are direct jobs, and the remaining 35.6% are indirect 
or induced. The direct positions include stevedores, truckers, administrative staff and other 
affiliated personnel. Based on the potential range of cargo volumes to be handled at the facility, 
full-time equivalent positions would be as follows. 


Table 2 

Estimated FTE’s at Various Cargo Tonnage 


Annual Cargo Tonnage 

300,000 

400,000 

500,000 

Full Time Equivalent Jobs -- 

-.. 91 

129 

161 

source: transportation and Land Use Compatibility Study, New London State Pier, 1997 



As shown in the Table above, it is estimated that 97 to 161 direct jobs will be created as a result 
of the creation of a new 150,000 square foot warehouse handling 300,000 to 500,000 tons of 
cargo annually. These numbers are similar to those estimated using ULI’s figures. However, 
these figures recognize the unique nature of the State Pier operation, and recognize that 
additional throughput at the State Pier is likely to create additional employment opportunities. 

The 1994 New London Port Development Study also estimated the types of direct jobs that 
would likely result firom the operations of the State Pier. Almost two-thirds of the anticipated 
jobs generated through port operations are expected to be motor carriers. Longshoremen are 
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projected to account for approximately 18%, with terminal employees accounting for an 
additional 12.5% of employees. These three categories represent 95% of the projected 
employment opportunities associated with the State Pier. The remaining 5% of positions include 
pilots, towing companies and government employees. 


Tables 

Distribution of Direct Employment 
At Various Tonnage Levels 
New London State Pier 

Cargo Volume (Tons) 

%of 



Employment 

300,000 

400,000 

500,000 

Total Direct Employment 

100.0% 

97 

129 

161 

Motor Carriers 

64.8% 

62.9 

83.6 

104.3 

Terminal Employees 

12.5% 

12.1 

16.1 

20.1 

Longshoremen 

17.2% 

16.7 

22.2 

27.7 

Towing Companies 

1.7% 

1.6 

2.2 

2.7 

Pilots 

0.2% 

0.2 

0.3 

0.3 

Government 3.6% 3.5 

Source: New London Port Development Study, RKG Associates, Inc. 

4.6 

5.8 


10.1.3 Indirect Job Creation 

There are two methods for estimating the indirect, or induced, job creation which will result from 
this project. Indirect job creation occurs when employees at the new facility use their income to 
purchase goods and services in the community, including food, shelter, transportation, etc. The 
U.S. Department of Commerce’s RIMS 11 model calculates indirect job creation for specific 
industries. In addition, RIMS n has state-specific multipliers in each major industry group. 
According to RIMS H, each direct warehouse job creates an additional 1.016 jobs elsewhere in 
the economy. Using this multiplier, and our low-end estimates for job creation, yields the 
following estimates for indirect job creation. 


Table 4 

Estimated Indirect Job Creation 


Low Estimate 

High Estimate 

Direct Jobs 

100 

150 

Multiplier 

1.016 

1.016 

Indirect Jobs 

102 

152 

Source: U.S. Department of Commerce 



Once again, the reader is reminded that this methodology does not consider the interaction of the 
facility with the State Pier, the amount of exterior storage space or the level of cargo activity at 
the facility. As an alternative, the methodology employed in the 1997 Maguire Group study can 
be used. The Maguire study estimated that for every 2,000 tons of cargo, 0.36 indirect jobs are 
created. Using this methodology, the following estimates are derived. 
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Table 5 

Estimated Indirect Job Creation 


At Various Levels of Cargo Tonnage 


Annual Cargo Tonnage 

300,000 

400,000 

500,000 

Indirect Jobs 

53 

71 

89 

Source: Transportation and Land Use Compatibility Study, New London State Pier, 1997 



These estimates are lower than those estimated by the ULI methodology. This is due to the 
different approach to estimating total job impacts. However, this methodology is considered 
more appropriate, given that it has been developed specifically for the port industry. 

10.1.4 Construction Jobs 

The construction of a new $15 million warehouse facility will have additional job creation 
impacts. Typically, a new construction project of this type includes direct wages which equate to 
approximately 45% of the total project cost. This means that $6.75 million in construction wages 
would be paid during the coxurse of this project. Using the average construction wage of $38,388 
for the region, as provided by the Connecticut Department of Labor, 176 person-years of 
construction employment would be created by the construction of a 150,000 square foot 
warehouse facility on the State Pier site. 

10.1.5 Summary 

A range of job creation estimates has been created for the development of a 150,000 square foot 
warehouse facility, with outdoor storage and inter-modal capabilities. The range of job creation 
estimates developed using the ULI methodology is shown in the Table below. 


Table 6 

ULI Estimates for Job Creation 

State Pier Warehouse Project 


More Conservative 

Less Conservative 

Direct Jobs 

100 

150 

Indirect Jobs 

102 

152 

Total Direct «fe Indirect 

202 

302 

Construction Jobs (Person Years) 

176 

176 


Using the methodology employed in the 1997 Maguire report yields higher estimates for the 
number of jobs to be created at the site. These estimates are more closely tied to the type of 
facility planned at the State Pier, and are more comprehensive in tying the level of job creation at 
the site to the level of cargo activity. This methodology also accounts for exterior storage at the 
site, as well as the interaction of the facility with the State Pier and other transportation service 
providers. The estimates for total job creation are summarized below. 
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Table 7 

Estimated Indirect Job Creation 

At Various Levels of Cargo Tonnage 

Annual Cargo Tonnage 

300,000 

400,000 

500,000 

Direct Jobs 

97 

129 

161 

Indirect Jobs 

53 

71 

89 

Total Direct & Indirect 

150 

200 

250 

Construction Jobs (Person Years) 

176 

176 

176 


As shown in Table 7 above, the estimated total number of direct and indirect jobs created ranges 
from 150 to 250. This is similar to the job creation estimates developed using the ULI 
methodology, which ranged from 202 to 302. However, the consultants recommend that the 
NLDC rely upon the job creation estimates which are tied to the level of cargo activity at the 
State Pier. 
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RELOCATION PLAN 


Introduction 

The State Pier Municipal Development Plan proposes the acquisition of sixteen (16) 
properties in a designated Initial Action Area. This Action Area, depicted on Map is 
bound by Eighth Street on the North; Fraser Street and Sixteenth Street on the East; the 
existing State Pier property line on the South; and the approach to State Pier on the West. 
There are fourteen (14) existing primary structures in the Action Area. A basic survey 
of the Action Area resulted in the determination that property acquisition activities will 
require the relocation of a maximmn of 20 residential households. Careful management 
of the redevelopment process will ensure availability of resources to accommodate 
displacees. This relocation plan addresses the process of relocating non-residential 
concerns in Sections I-III and residential households in Sections IV-VI. 

The entire relocation process will be accomplished by the New London Development 
Corporation with assistance from othiers as appropriate. The relocation of site occupants 
will comply with the Uniform Relocation Assistance Act (Chapter 135 Connecticut 
General Statutes), this relocation plan and local procedures. 

This plan is divided into six sections as follows: 

I. Identification of Business/Non-Profit Agencies 

II. Non-Residential Relocation Assistance Advisory Plan 

III. Anticipated Non-Residential Relocation Expenses 

IV. Identification of Housing Units 

V. Residential Relocation Assistance Advisory Plan 

VI. Anticipated Residential Relocation Expenses 

Section 1. Identification of Businesses/Non-Profit Agencies 

The planning process for creation of the Municipal Development Plan for the State Pier 
Area, specifically for the initial Action Area, identified no operating businesses or non¬ 
profit agencies. No non-residential relocation is required at &is time. However, should 
changes in the Action Area or future Action Areas require non-residential properties to 
be acquired, their location, relative to project boundaries, will be shown on an 
Acquisition Map. 

There are three (3) non-residential usage parcels in the initial Action Area. Two (2) 
parcels are vacant (one (1) state-owned and one (1) privately-owned) and one (1) parcel 
contains a vacant residential building that had been converted to a laundromat. 

Although not applicable for the initial Action Area, if occupied non-residential properties 
are proposed for acquisition as part of future actions, upon approval of the Municipal 
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Development Plan by the City of New London and the initiation of the project, NLDC staff 
and/or its designees will meet with each business owner(s) or designated representative 
scheduled to be displaced to conduct a basic survey. The piurpose of the survey will be 
to document the characteristics, (i.e., services or products sold, space occupiedjof each 
business and ultimately determine specifications for a new site. Based upon this 
information, alternative commercial sites will be identified for such businesses/non-profit 
agencies. At that time, the local commercial real estate market will be surveyed to 
determine if a sufficient vacancy rate and turn-over rate exists that will satisfy the 
requirements of potential non-residential displacees from the Project Area. Project 
relocation staff and/or its designees will follow the Non-Residential Assistance Advisory 
Plan as described herein. 

Section II. Non-Residential Relocation Assistance Advisory Plan 

A. Surveys to Determine Relocation Needs 
Planning Surveys 

Information will be gathered from secondary sources by New London 
Development Corporation (NLDC) staff and/or its designees on all business and 
non-profit concerns located in buildings proposed for acquisition at the earliest 
possible time. These smrveys are designed to determine the characteristics of each 
concern which relate to its possible relocation. These characteristics include 
business type, space occupied, building characteristics, number of employees, etc. 
The data to be compiled will be documented on a Site Occupant Record. 

Additional Surveys 

Interviews will be conducted of all occupants of properties to be acquired at the 
time of the beginning of property acquisition activity in that phase of the project. 
These interviews will bring the information gathered in the original surveys up to 
date, and will be more detailed in regard to the specific situation and relocation 
factors of each concern to be relocated. Interviews for properties currently under 
option or contract will be conducted upon a decision to acquire those properties 
and notification to property owners. 

B. Information Program and Relocation Office 

An informational letter for non-residential occupants will be delivered to all non- 
residential site occupants by the NLDC at the time of approval of a piurchase 
contract or at the time of exercise of an option with the property owner. This 
letter will include at least the following elements: 

1. A complete description of the nature and types of activities which will be 
undertaken; 
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2. an indication of the availability of relocation pa)anents, including the t 3 ^es 
of pa 5 nnents, the general eligibility criteria for non-residential occupants, 
and a precaution that premature moves might make concerns ineligible for 
benefits; 

3. a statement that no concern lawfully occup 3 dng property will be required 
to move without at least ninety (90) days written notice; 

4. a map, with clear explanation, showing the boundaries of the project area; 

5. a statement of the pmpose of the non-residential relocation program with 
a brief summary of the sources and aids available, including a statement 
that the NLDC will provide assistance in locating non-residential relocation 
sites; 

6. encouragement to site occupants to visit the NLDC offices, to cooperate 
with the staff, to seek their own relocation accommodations, and to notify 
the NLDC prior to their move; 

7. a statement that the NLDC will provide assistance to concerns in obtaining 
locations of their choice, including assistance in the referral of their 
complaints of discrimination to the State Human Rights Commission; 

8. a summary of the NLDC eviction policy; and 

9. the address, telephone numbers and hours of the NLDC Office. 

C. Services to be Provided to Non-Residential Concerns 

Consultations 

Representatives of the NLDC will periodically visit or call non-residential 
concerns being displaced in order to consult with them regarding their relocation. 
These consultations will keep up to date the information gathered in earlier 
surveys or consultations, and will enable the NLDC and these concerns to 
exchange information on new non-residential hstings, listings found to be 
unsuitable by the concern and other opportunities or problems involved. 

Current Information on Relocation Sites and Referrals 

Gathering Information on Relocation Sites - the NLDC will be responsible for 
assembling data relating to relocation sites for non-residential concerns. 

1. General Data 

The NLDC will continuously collect current information on the availabihty, 
costs and floor size of comparable relocation sites. It will do this through 
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D. 


a systematic review of all advertised vacancies; direct appeals throuoli 
agents, CERC database, brokers and the news media for vacancy listings. 

2. Economic Information 

Whenever and as often as it is deemed necessary and feasible, by NLDC, 
studies will be conducted and data compiled relating to the various 
economic and growth potential factors of non-residential vacancies and 
building sites. ^ The study will include such elements as property values, 
growth potentials, zoning ordinances, and other general and economic 
information concerning individual sites and/or areas within the City of New 
London and the surro unding area. 

Listings and Referrals 

Listings 

The NLDC will maintain an up-to-date file of known and potential non- 
residential vacancies and sites for referral to relocating concerns. These 
listings will include available information concerning each potential 
location and the results of whatever economic studies may have been 
conducted. To the greatest extent possible the regions commercial 
brokerage industry wiU be utilized to locate and place relocating businesses 
in new sites. 

Referrals 

Relocating concerns will be notified of available locations which are 
comparable and suitable by providing them, in person or by mail, with 
copies of the relevant listing sheets. The NLDC will also assist, through 
consultation with the relocation concern, in other considerations or 
discussions of sites. In the course of these referrals and consultations, the 
NLDC will avoid involvement in or interference with the relocating 
concern’s daily operation or its decisions. 

Procedures for Making Relocation PavmRnts 

Eligibility 

Relocation payments will be made to all eligible project or program area occupants 
under the provisions of the'Uniform Relocation Assistance Act (Chapter 135 
Connecticut General Statutes) in accordance with the policies, procediures and 
requirements contained herein. 

Notification to Persons in Area 

The NLDC will notify, in person or by mail at the earliest possible time after a 
purchase and sale agreement is executed or an option exercised, all non- 
residential concerns who may be displaced by project or program activities of the 
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availability of relocation payments, the office where detailed information about 
the program may be obtained and the dates governing eligibility for the payments. 

Assistance in Making Claims 

Upon request of a claimant, the NLDC will provide assistance in the preparation 
of claims for relocation payments. Claim forms will be provided. 

Time Limit for Submission of Claims 

Claims for relocation payments must be submitted by the business concern with 
twelve (12) months of the date of claimant's displacement. 

E. Review and Appeals 
Determining Eligibility 

The NLDC will be responsible for determining the eligibility of a claim for, and the 
amount of, pa 5 anent in accordance with State regulations and relocation 
procedures. Once the final determination is made, adjustments may be made as 
a resiilt of the grievance procedures or if the NLDC is directed by the State 
government or a court, to make an adjustment as a result of a review of a 
claimant’s grievance. 

Appeals 

The NLDC will promptly review all written appeals in accordance with applicable 
law, regulations and policies. It will consider a written appeal regardless of form. 

A person may file an appeal in any case in which the person believes that NLDC 
has failed to: 

(1) Properly determine that the person qualifies for relocation assistance; 

(2) Properly determine the amount of any relocation payment; 

(3) Waive the time limit for (a) the filing of a claim or an appeal or (b) 
purchasing, renting or occup 5 dng a replacement unit; or 

(4) Other relocation issues. 

Refer to the Grievance Procedure contained in Appendix B for a explanation of the 
process of appeal. Appendix B is in the form of a notice to be provided to all 
occupants to be displaced. 

F. Prior HUD Approval 

Unless Federal funds are utilized, prior HUD approval is not applicable. If Federal 
funds are utilized, HUD approval will be sought as applicable. 
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Payment of Claims 



All non-residential relocation pa)mients will be made to eligible claimants in 
accordance with the regulations, guidelines and procedures promulgated by State 
Law and NLDC procedures. 

Ehgible businesses may choose to claim either reimbursement for actual moving 
and related expenses and real property loss or a fixed payment in lieu of moving 
expenses. The fixed pa 3 anent will not exceed $10,000 as stipulated by Section 8- 
268(c) of the Connecticut General Statutes. 

Timing of Payment 

A payment will be made by the NLDC as promptly as possible after a claimant’s 
eligibility has been determined and a claim filed. Advance payments may be 
made in hardship cases if the NLDC determines such advances to be appropriate 
(e.g., the claimant needs money for security deposit on a replacement site). 

Set-Off Against Claim 

In instances where otherwise eligible claimants have unpaid financial obhgations 
to the NLDC, the NLDC may set off these obligations against the claimant’s 
relocation payments. 

H. Procedures to Avoid Duplicate Payments 

Any person who receives a relocation payment as part of an eminent domain 
award, under State Laws governing same, shall not receive a duplicate relocation 
payment of which he/she may be entitled to under these guidelines. However, the 
NLDC may make a relocation pa)ment for any difference between the relocation 
pa 5 ment prescribed by the court and the amount entitled to such person under 
these guidelines. 

I. Payments Not to be Considered as Income 

Federal and State regulations provide that relocation payments are not to be 
considered as income for Federal Income Tax purposes or for determining 
eligibility or extent of eligibility of a person under the Social Secruity Act or any 
other Federal Law. 

J. Termination of Active Relocation Assistance 

The NLDC will provide assistance to non-residential concerns until permanent 
relocation has been successfully achieved and all relocation payments have been 
made. In general, the only circumstances imder which the NLDC’s relocation 
effort ceases are the following: 
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1. The business concern or non-profit organization has received all assistance 
and payment to which it is entitled and has either been successfully 
relocated or ceased operations; 

2. The site occupant refuses to accept one or a reasonable number of offers of 
accommodations meeting the relocation standards. (In the case of 
continuous refusal to admit a relocation interviewer who attempts to 
provide assistance, visits the site occupant at reasonably convenient times 
and has, whenever possible, given notice of his intention to visit the site 
occupant, the NLDC and its staff shall write, telephone or take other 
reasonable steps to communicate with the site occupant before terminating 
active assistance). 

K. Eviction Policy 

Site occupants will be evicted only as a last resort. Eviction in no way effects the 
eligibility of non-residential concerns for relocation payments. The NLDC records 
will be documented to reflect the specific circumstances surrounding the eviction 
from NLDC acquired property. Eviction shall be undertaken only for the following 
reasons; 

1. Serious or repeated violations of the terms and conditions of the lease or 
occupancy agreement; or 

2. The eviction is allowed by State or local Law and c ann ot be avoided by the 
NLDC. 

L. Relocation Records and Reports 

The NLDC will keep up-to-date records on the relocation of all site occupants. 
These records shall be retained for inspection and audit for a period of three (3) 
years following completion of the project or program or the completion of the 
making of relocation payments, whichever is later. 

Relocation Record 

The NLDC will develop and also maintain a relocation record, beginning with the 
information seemed dming the first interview to assess the needs of the displaced 
occupant. The record shall contain all data relating to relocation of the displaced 
occupant, including the nature and dates of services that are provided, the type 
and amount of relocation pa 5 rments made and the location to which those 
displaced are relocated, including a description and/or inspection certificate for 
the accommodation. 
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Section in. Anticipated Nnn-Residential Relocation Expenses 


There are no non-residential businesses/non-profit agencies in the initial Action Area. 
There are no non-residential relocation expenses at this time. If during future Action 
Area phases or as a result of change in the extent of acquisition non-residential entities 
are to be relocated then a budget determination will be established. The budget will 
include expenditures for eligible moving pa 5 nnents, fixed payments, moving personal 
property and, when necessary, payments for direct losses of personal property. A 
contingency account will also be budgeted. Funding for the relocation program is to 
coincide with the phasing of the acquisition of properties. 

Section IV. Residential Relocation Plan - Identification of Housing Units 

The Municipal Development Plan will require the relocation of a maximum of 20 
residential households. Residential properties in the project study area are summarized 
below. All units identified are not occupied at this time. Acquisition of residential 
dwellings and relocation of occupants, will be undertaken in sequence with the 
availability of resources to accommodate displacees. Potential households to be 
displaced are identified as follows: 


Assessors Block No. 

Assessor Map 

Residential Buildings 

Potential Households 

239 

■ 38 

4* 

6 

240 

38 

7** 

9 

245 

38 

3 

Total 

5 

20 


* 1 building converted to laundromat. Now vacant. 
** 2 buildings vacant 


At this time the local residential real estate market appears to have a vacancy rate and 
turn-over rate that is sufficient to satisfy the requirements of residential displacees from 
the Project Area. This conclusion is supported by the following analysis of New London’s 
and adjoining Town’s housing stock. 

A. Analysis of Housing Relocation Resources 

1. Overview 

“Despite its relatively compact size New London offers a wide diversity of 
housing opportunities for its residents. The City contains a significant 
inventory of housing stock which varies in size and price and includes: 
spacious, well maintained historic mansions; single family homes; 
duplexes; townhouses; condominiums; apartment complexes; rooming and 
boarding houses; apartment hotels; group homes; and high density, high 
rise public housing. The City contains some of the most affordable housing 
in the State”. Chapter 6, page 2. New London Plan of Conservation and 
Development. 
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The table which follows is comprised of statistics available from the 1990 
Census of Population and Housing. It provides smnmary information on 
the number, availability and cost of owner-occupied and rental housing 
units in New London and the neighboring municipalities of Groton and 
Waterford. As appropriate, data from the City of New London’s 
Consolidated Plan for Housing and Community Development and Plan of 
Conservation and Development has also been included in this analysis. 


Comparative Census Statistics 
New London and Adjacent Communities 



New London 

Waterford 

Groton 

Total Number of Housing Units 

11,970 

7,357 

16,598 

Occupied Units 

10,712 

6,956 

14,853 

Vacant Units 

1,258 

401 

1,745 

% Vacant 

10.5 

5.4 

10.5 

Owner Occupied-Units 

3,954 

5,878 

7,048 

% Owner-Occupied 

36.9 

84.5 

47.5 

Renter Occupied Units 

6,758 

1,078 

7,805 

% Renter-Occupied 

63.1 

15.5 

52.5 

Overall Vacancy Rate 

10.5 

5.4 

10.5 

Vacancy Rate for Owner-Occupied 

2.3 

1.5 

4.6 

Vacancy Rate for Renter-Occupied 

10.4 

5.4 

7.9 

Median Value 

$131,600 

$159,700 

$148,200 

Median Contract Rent 

$455 

$570 

$547 


Source: 1990 U.S. Census 
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Housing Units by Tenure, T)T)e & Bedroom Size 
New London, CT 
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2. Ownership 

As evidenced by data in the previous tables, the majority of the City’s 
residents rent housing - 63.1% of the housing units are renter-occupied. 
Over the past several census periods the percent of renter-occupied housing 
has increased. In 1970, 58.6% of all occupied housing units were renter- 
occupied, increasing to 62.5% in 1980. As outlined in the City’s Plan of 
Conservation and Development this trend of increasing number of renter- 
occupied miits highlights the current imbalance between owner and renter 
housing. According to the Plan, these figures identify the “need to develop 
strategies and programs to allow opportunities for more residents to attain 
homeownership thereby improving the balance in the housing stock”. 
Current programs and strategies to improve homeownership opportunities 
are discussed in a later section. 

3. Home Ownership 

At the time of the 1990 Census, 31.3% (3,751) of the Cit 3 ^s housing stock 
was comprised of single-family units. This percentage is comparatively 
lower than all of the other municipalities in the New London region. 
Single-family homes comprised 56.5% of Groton’s and 57.4% of Waterford’s 
housing stock. Of the 3,751 single-family housing units in New London, 
3,387 were single-family detached units and 364 were single-family 
attached (generally condominium-type units). The following table depicts 
the housing units by structure type statistics from 1990. The number of 2 
to 4 unit structures in New London provides the opportunity to combine 
homeownership with rental income availability. This configuration, 
wherein the homeowner can offset costs with rental income from tenants 
in other units within the structure, is a common configuration for 
affordable housing programs. 



New London 

Waterford 

Groton 

Units in Structure 




l-Unit, Detached 

3,387 

6,359 

7,509 

1-Unit, Attached 

364 

148 

2,012 

2 to 4 Units 

3,897 

414 

2,755 

5 to 9 Units 

1,326 

150 

1,146 

10 or More Units 

2,797 

73 

2,215 

Mobile Home, Trailer, Other 

199 

213 

961 


11,970 

7,357 

16,598 


Source: 1990 U.S. Census 
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As a means to reverse the declining trend in home ownership in the City 
and to ensirre long-term housing affordability the City has established a 
program whereby deteriorating properties are purchased and rehabilitated 
and then sold to low- and moderate- income families. Property deeds 
contain resale restrictions on the price or give the right of first refusal to the 
City or a trust which in turn would sell it to another low-moderate income 
family. 

In 1993, die City initiated a purchase and rehabilitation program which has 
resulted in the reconstruction of several homes. At the time of this report, 
four homes (3 single-family and 1 duplex) are currently available through 
the New London Neighborhood Investment Initiative Program. These 
homes are being sold for between $62,000 and $80,000. Homes are sold to 
income-qualified owners (80% of New London Area Median Income) in 
move-in condition. They have been renovated to meet housing and 
building code standards as well as local lead-safe standards. 

Three additional properties are currendy underway as part of the 
Neighborhood Investment Initiative Program. All three of these units 
contain at least one rental unit. 

In addition to the City’s Neighborhood Investment Initiative Program, 
which provides affordable homeownership opportunities, a special 
homeov/nership assistance program is also being offered to households 
being displaced by public redevelopment programs through the 
Connecticut Housing Finance Authority (CHFA), CHFA provides Home 
Buyer Mortgages, Downpayment Assistance and/or RehabiHtation Mortgage 
Loans to income-eligible households. A special yk% fee reduction is 
available for program participants from/or in New London. 

4. Rental Housing 

At the time of the 1990 Census, 2,797 housing units were located in 
structures containing 10 or more housing units. A 1996 Inventory of Multi- 
Family Housing, those developments containing 10 or more units, was 
undertaken as part of the Plan of Conservation and Development process. 
The majority of the multi-family housing in the City was built during the 
1960's and 1970's. Of the 3,748 units in the 1996 inventory, 1,633 (44%) 
were publicly-subsidized in some manner and the remaining were private- 
market units. 

In addition to the rental opportunities in large multi-family developments 
described above. New London also has a significant amoimt of rental 
housing units in buildings with 2 to 4 units (3,897 units) and a lesser 
amount in buildings of 5 to 9 units (1,326 units). 
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5. Rental Housing Availability 

In an attempt to quantify the availability and cost of rental housing in New 
London and its adjacent communities of Groton and Waterford, the Real 
Estate Guide published by the New London Day was reviewed for a four 
week period from September 11, 1998 through October 2, 1998 and 
reviewed on a regular basis thereafter. 

According to the real estate listings, the average cost for a one bedroom 
apartment in New London was just over $500. One bedroom units in 
Groton averaged between $550 and $600. Only a limited amount of 
apartments were listed in Waterford. Of those listed, rents ranged between 
$500 - $600 for a one-bedroom. Rents for two bedroom units averaged $589 
to $600 in New London and $629 to $670 in Groton. Rents for two bedroom 
imits in Waterford ranged between $600 and $700. Based upon the sample 
analyzed, rents in Groton were t 3 q)ically $50 more per month than New 
London rents for similar sized units. 

In an average weekly listing, between 15 and 20 one-bedroom units were 
listed for rent; 10 to 15 two bedroom units were listed; 5 three bedroom 
units were hsted; and 5 studio/efficiency units were listed for rent in New 
London. In addition, the larger apartment complexes in the area advertised 
unit availability without providing imit characteristics. 

The U.S. Department of Housing and Urban Development published the 
40th Percentile Fair Market Rents for Existing Housing based upon survey 
data. The monthly fair market rents for the New London-Norwich MSA as 
of October 1,1998 are $491 for an efficiency unit; $594 for a one bedroom; 
$723 for a two bedroom; $905 for a three bedroom; and $1,034 for a four 
bedroom. These rents include utilities. 

6. Ownership Housing Availability 

Since 1990, the City of New London has experienced very little new 
housing construction. In fact, over the past several years, demolition of 
substandard and deteriorated properties has offset any true net gains in 
dwelling units. Due to the lack of developable land for residential purposes 
in the City the majority of new housing units brought to the market have 
been renovated units in existing structures. 
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Housing Units Authorized 
New Construction 



1990 

1991 

1992 

1993 

1994 

1995 

1996 

1997 

New London 

16 

5 

11 

3 

1 

2 

0 

0 

Waterford 

37 

42 

42 

58 

110 

89 

157 

79 

Groton 

52 

46 

121 

59 

71 

40 

74 

82 


Source: State of Connecticut Department of Economic and Co mmuni ty Deve 


npment 


Through October 1998, according to the Southeastern Connecticut Board 
of Realtors Multiple Listing Service and the Commercial Record, 321 
residential properties were sold in New London at an average selling price 
of $89,900. Over the same time period, 405 homes were sold in Waterford 
and 527 homes were sold in Groton. Average selling prices in Waterford 
and Groton were slightly higher than New London's sales prices, at 
$117,000 and $127,000 respectively. 


Recent residential sales data for New London, as provided by Commercial 
Record for New London, Groton, Waterford and aU of New London County 
are shown in the following table. Over the past five years. New London 
averaged 275 sales per year with median sales prices in the $75,000 - 
$80,000 range. 


Residential Sales Data 
New London, Waterford, Groton 
and New London County 


1993 

- 1997 


1993 

1994 

1995 

1996 

1997 

New London 






# of Sales 

209 

253 

298 

286 

346 

Median Sales Price 

$80,000 

$75,000 

$80,000 

$82,000 

$74,000 

Waterford 






# of Sales 

291 

320 

323 

365 

404 

Median Sales Price 

$115,000 

$109,900 

$109,000 

$112,500 

$111,100 

Groton 






# of Sales 

380 

458 

489 

490 

531 

Median Sales Price 

$112,000 

$107,000 

$108,000 

$109,000 

$116,500 

New London County 






# of Sales 

3,438 

3,951 

3,935 

3,983 

4,494 

Median Sales Price 

$109,000 

$109,000 

$105,000 

$105,000 

$110,000 


Source: Commercial Record 
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In terms of residential listings, as of September 1998, New London bad 106 
active bstings, Waterford had 154 and Groton had 220, Average list prices 
for the three communities are $104,000, $168,100 and $194,000. Year-end 
1998 statistics show active Hstings in New London at 152 — 89 single family 
residential and 63 multi-family residential. A review of published real 
estate listings in New London showed nineteen (19) single family homes 
and ten (10) condominiums for sale under $70,000; twenty (20) single 
family homes for sale between $70,000 and $90,000 and ten (10) single 
family homes for sale between $90,000 and $100,000. 

Once the State Pier Municipal Development Plan is approved by the 
governing body of the City of New London, project relocation staff will 
follow the Residential Relocation Assistance Advisory Plan as described 
herein. 

Section V. Residential Relocation Assistance Advisory Plan 

A. Survey to Determine Relocation Needs 

1. Surveys and Consultations With Residential Occupants 

A meeting with each household affected by the acquisition program will be 
conducted by the NLDC staff and/or a designee at the earliest possible time 
after approval of the MDP or an earlier decision to acquire properties 
currently under option or contract and initiation of that phase of the 
program affecting the household. These meetings will be designed to 
determine the tenant needs of each household that will be displaced and 
to record data to include the number of rooms, special needs, location 
preferences, etc. 

2 . Soci al $9ra gg..Sp.g.cial- N e.g.d£As£.gg£m gnt 

If the relocation staff determines the tenant's needs surpass the amenities 
and services offered in traditional rental housing, a tenant needs 
assessment will be conducted by an appropriate public service 
professional/provider. The tenants needs assessment -- a more detailed 
survey - will cite the specific needs of each such household/tenant. Where 
feasible, relocation staff will follow up on referrals by contacting the tenant 
and the referral agency to determine whether identified needs are being 
addressed. 

B. Information Program and Relocation Office 

An informational letter for residential occupants will be delivered to all residential 
site occupants by the NLDC as soon as feasible after approval of the Municipal 
Development Plan by the City of New London. This letter will include at least the 
following elements: 
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1. A complete description of the nature and t3rpes of activities which will be 

undertaken in the project area and a map showing the project area 

boundaries; and 

2. The notice to persons to be displaced shall: 

a) Explain that a project has been approved and caution the person not to 
move before the person receives a notice of eligibility for relocation 
assistance; and 

b) Generally describe the relocation pa 3 anents for which the person may 
be eligible, the basic conditions of eligibility, and the procedures for 
obtaining the pa 3 nnents; and 

c) Inform the person that he or she will be given reasonable relocation 
advisory services, including referrals to replacement properties, help in 
filing payment claims, and other necessary assistance to help the person 
successfully relocate; and 

d) Inform the person that he or she will not be required to move without 
at least 90 days advance written notice and inform any person to be 
displaced from a dwelling that he or she will not be required to vacate 
the property earlier than 90 days after at least one comparable 
replacement dwelling has been made available; and 

e) Describe the person's right to appeal NLDC's determination concerning 
relocation assistance. 

3. Notice of Eligibility for Relocation Assistance. This notice shall: 

a) Inform the person of his or her eligibility for the relocation assistance, 
effective on the date of the initiation of negotiations. 

b) Describe assistance, the estimated amount of assistance and the 
procedures for obtaining the assistance. 

4. Ninety-Day Notice (Covers Persons to be Displaced) 

a) General - No lawful occupant to be displaced shall be required to move 
unless he or she has received at least 90 days advance written notice of 
the earliest date by which he or she may required to move. 

b) Timing of Notice - The 90-day notice shall not be given before the 
person is issued a notice of eligibility for relocation assistance. A 
person to be displaced from a dwelling shall not be issued a 90-day 
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notice before a comparable replacement dwelling is identified as 
available. 

c) Content of Notice - The 90-day notice shall either: a) state the specific 
date by which the property must be vacated; or, b) specify the earliest 
date which the occupant may be required to move and indicate that the 
occupant will receive a vacate notice indicating, at least 30 days in 
advance, the specific data by which he or she must move. 

d) Urgent Need - In unusual circumstances, an occupant may be required 
to vacate the property on less than 90 days advance written notice if the 
NLDC determines that a 90 day notice is impracticable, such as when 
the person's continued occupancy of the property would constitute a 
substantial danger to health or safety. A copy of the NLDC's 
determination shall be included in the applicable case file. 

e) Notice Not Required - The 90 day notice need not be issued if a) there 
is no structure or personal property on the real property, or b) the 
occupant makes an informed decision to relocate and vacates the 
property without prior notice, or c) the occupant owns the property and 
enters into a negotiated agreement for delivering possession of the 
property (e.g., delivery of possession is specified in the pxirchase 
contract), or d) the occupant will not qualify as a displaced person. 

f) Delivery of Notices - Each notice shall be sent by Certified Mail, return 
receipt requested. Each notice shall indicate the name and telephone 
number of a person who may be contacted for answers to questions or 
other needed help. 

C. Replacement Housing Assistance 

1. Written Notice of Comparable Replacement Dwelling - No tenant to be 
displaced shall be issued a 90 day notice until such tenant has been given 
a written notice of the availability of three "comparable replacement" 
dwellings. 

2. Definition of Comparable Replacement. 

a) Decent, safe and sanitary. 

b) Functionally equivalent to the displacement dwelling. The term 
"functionally equivalent" means that it performs the same function, 
provides the same utility, and is capable of contributing to a comparable 
style of living. While a comparable replacement dwelling need not 
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possess every feature of the displacement dwelling, the principal 
features must be present. Generally, functional equivalency is an 
objective standard reflecting the range of purposes for which the various 
physical features of a dwelling may be used. However, when 
determining whether a replacement dwelling is functionally equivalent 
to the displacement dwelling, the NLDC may consider reasonable trade¬ 
offs for specific features when the replacement unit is "equal to or better 
than" the displacement dwelling. 

c) Examples of Trade-Offs: If the displacement dwelling contains a pantry 
and a similar dwelling with pantry is not available, a replacement 
dwelling with ample cupboards may be acceptable. Insulated and 
heated space in a garage might prove an adequate substitute for 
basement workshop space. A dining area may substitute for a separate 
dining room. Under some circumstances, attic space could substitute 
for basement space for storage purposes, and vice versa. Generally, a 
comparable replacement dwelling must contain approximately the same 
amount of space as the displacement dwelling. However, when the 
displacement dwelling is dilapidated, a smaller "decent, safe and 
sanitary" replacement dwelling (which by definition is "adequate to 
accommodate the displaced person") may be determined to be 
functionally equivalent to the displacement dwelling, 

d) In an area not subject to unreasonable adverse environmental conditions 
from either natural or human sources. 

e) Currently available to the displaced person. A dwelling is considered 
"available" if the person is informed of the location of the dwelling; has 
sufficient time to negotiate and enter into a pmchase agreement or lease 
for the dwelling; and, subject to reasonable safeguards, is assured of 
receiving the relocation assistance in sufficient time to complete the 
purchase or lease. 

f) If the person does not receive a government housing subsidy before 
displacement, the comparable replacement dwelling must be available 
on the private market and not require a government housing subsidy. 

g) A comparable replacement dwelling for a person receiving government 
housing assistance before displacement may reflect similar government 
housing assistance, such as: 

A privately owned dwelling with a project-based housing subsidy 
(i.e., subsidy tied to the unit) may qualify as a comparable 
replacement dwelling only for a person displaced from a similarly 
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subsidized unit or government-owned public housing unit. 

A privately owned dwelling made affordable by a housing program 
subsidy to a person (i.e., subsidy not tied to the building), such as 
Section 8 Existing Housing Program Certificate or Housing Voucher, 
may qualify as a comparable replacement dwelling for a person 
receiving a similar subsidy before displacement from a unit with a 
project-based subsidy. 

D. Replacement Housing Referrals 

Gathering information on replacement housing will be the responsibility of the 
NLDC. 

1. The NLDC will continuously collect current information on the availability 
of rental units, rental costs and room size of comparable relocation sites. 
It will do this through a systematic review of all advertised vacancies; 
direct appeals through agents, brokers and the news media for vacancy 
listings. To the greatest extent possible, the regions residential brokerage 
industry will be utilized to locate and secmre new dwelling units for 
households to be displaced from the project. 

2. Housing Information and Listings 

Whenever and as often as it is deemed necessary and feasible by the NLDC, 
studies will be conducted and data compiled relating to the current 
residential rental costs such as a newspaper rent survey. 

3. Referrals 

Relocating households will be notified of available locations which are 
comparable and suitable by providing them, in person or by mail, with 
copies of the relevant listing sheets. The NLDC will also assist, through 
consultation with the relocating household, in other considerations or 
discussion of sites. In the course of these referrals and consultations, the 
NLDC will avoid involvement in or interference with the relocating 
household’s daily operation or its decisions. 

E. Procedures for Making Relocation Payments 
Eligibility 

Relocation pa 5 mients will be made to all eligible project or program area occupants 
under the provisions of the Uniform Relocation Assistance Act (Chapter 135 of the 
Connecticut General Statutes) in accordance with policies, procedures and 
requirements contained herein. 
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Notification to Persons to be Displaced 

The NLDG will notify, in person or by mail at the earliest possible time, all 
residential tenants who will be displaced by the project. Relocation pa 3 anent 
eligibility and the office where detailed information about the project may be 
obtained will also be described in the notice to tenants. 

Assistance in Making Claims 

Upon request of a claimant, the NLDC will provide assistance in the preparation 
of claims for relocation pajonents. Claim forms will be provided. 

Time Limit for Submission of Claims 

Claims for relocation payments must be submitted by the tenant/head of 
household within twelve (12) months of the date of the claimant’s displacement. 

F. Review and Appeals 

Determining Eligibility 

The NLDC will be responsible for determining the eligibility of a claim for, and the 
amount of payment in accordance with State regulations and NLDC procedures. 
Once the final determination is made, adjustments may be made as a result of the 
grievance procedures or if the NLDC is directed by the State government or a 
court, to make an adjustment as a result of a review of a claimant’s grievance. 

Appeals 

The NLDC will promptly review all written appeals in accordance with applicable 
law, regulations and policies. It will consider a written appeal regardless of form. 

A person may file an appeal in any case in which the person believes that NLDC 
has failed to: 

(1) Properly determine that the person qualifies for relocation assistance; 

(2) Properly determine the amount of any relocation payment; 

(3) Provide appropriate referrals to comparable replacement dwellings or 
inspect the replacement dwelling in a timely manner; 

(4) Waive the time limit for (a) the filing of a claim or an appeal or (b) 
pmrchasing, renting or occup 5 dng a replacement dwelling; or 

(5) Other relocation issues. 

Refer to the Grievance Procedure contained in Appendix B for an explanation of 
the process of appeal. Appendix B is in the form of a notice to be provided to all 
occupants to be displaced. 
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Relocation Payments Documentation 

The NLDC will maintain in its files complete and proper documentation 
supporting the determination made with respect to each claim. The determination 
will be made or approved by the NLDC, or a duly authorized designee. 

G. Prior HUD Approval 

Not applicable unless Federal funds are utilized. If Federal funds are used, HUD 
approval will be sought as applicable. 

H. Payment of Claims 

All residential relocation pa 3 nnents will be made in accordance with the 
regulations, guidelines and procedmes promulgated by State Law and NLDC 
procedures. 

Timing of Payment 

A payment will be made by the NLDC as promptly as possible after a claimant’s 
eligibility has been determined and a claim filed. Advance payments may be 
made in hardship cases, as required by State Law, or if the NLDC determines such 
advances to be appropriate (i.e., the claimant needs money for secinity deposit on 
a replacement site). 

Set-Off Against Claim 

In instances where otherwise eligible claimants have unpaid financial obligations 
to the NLDC, the NLDC may set off these obligations against the claimant’s 
relocation payments. 

I. Procedures to Avoid Duplicate Payments 

Any person who receives a relocation pa 3 nnent as part of an eminent domain 
award, under the State Laws governing same, shall not receive a duplicate 
relocation pa 3 nnent of which he may be entitled to under these guidelines. 
However, the NLDC may make a relocation payment for any difference between 
the relocation payment prescribed by the court and the amount entitled to such 
person under these guidelines. 

J. Payment Not to be Considered as Income 

Federal and State regulations provide that relocation pa)anents are not to be 
considered as income for Federal Income Tax purposes or for determining 
eligibility or extent of eligibility of a person under the Social Secruity Act or any 
other Federal Law. 
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K. 


Termination of Active Relocation Assistance 


The NLDC will provide assistance to residential households until permanent 
relocation has been successfully achieved and all relocation pa 5 anents have been 
made. In general, the only circumstances under which the NLDC’s relocation 
effort ceases are the following: 

1. The tenant receives all assistance and payment to which it is entitled and 
has either been successfully relocated or is deceased; 

2. The site occupant refuses to accept one or a reasonable number of offers of 
accommodations meeting the NLDC’s relocation standards. (In the case of 
continuous refusal to admit a relocation interviewer who attempts to 
provide assistance, visits the site occupant at reasonably convenient times 
and has, whenever possible, given notice of his intention to visit the site 
occupant, the NLDC and its staff shall write, telephone or take other 
reasonable steps to communicate with the site occupant before terminating 
active assistance). 

L. Eviction Policy 

Site occupants will be evicted only as a last resort. Eviction in no way effects the 
eligibility of residential households for relocation payments. The NLDC record 
will be documented to reflect the specific circumstances smrounding the eviction 
from NLDC acquired property. Eviction shall be undertaken only for the following 
reasons: 

1. Serious or repeated violations of the terms and conditions of the lease or 
occupancy agreement. 

2. The eviction is allowed by State or local Law and cannot be avoided by the 
NLDC. 

M. Relocation Records and Reports 

The NLDC will keep up-to-date records on the relocation of all site occupants. 
These records shall be retained for inspection and audit for a period of three (3) 
years following completion of the project or program or the completion of the 
making of relocation payments, whichever is later. 

Relocation Tenant File 

The NLDC will develop and also maintain a relocation record, begiiming with the 
information secured during the first interview to assess the needs of the displaced 
occupant. The record shall contain all data relating to relocation of the displaced 
occupant, including the nature and dates of services that were provided, the t 3 q)e 
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and amount of relocation payments made and the location to which those 
displaced are relocated, including a description and/or inspection certificate for 
the accommodation. 

Section VI. Anticipated Residential Relocation Expenses 

The total expense to relocate 20 residential households is estimated at $251,000. The 
budget will include payments for replacement housing payments, rental assistance for 
tenants/households, if required, dislocation pa 5 ment and moving expense pa 5 ment for 
each household. A contingency account will also be budgeted. Funding for the 
relocation program is to coincide with the phasing of the acquisition of properties. 

It is important to note in some cases the NLDC may pay the dislocation payment plus the 
actual moving costs and no rental assistance payment would be required. If replacement 
housing is subsidized and/or operated by a non-profit housing corporation, there is a 
possibility the tenant relocation would not involve an increase in monthly rental costs. 
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appendix b 

NEW LONDON DEVELOPMENT CORPORATION 
RELOCATION ASSISTANCE PROGRAM 


^rnevanrP K rocfirinrP^ 

Corporation (NLDC) staff finds that you are 
ineligible to receive relocation payments, or if the office approves a smallpr 
payment than you wanted, or if you have anv other reloratinn ^cc! smaller 
request a full written explanation from NLDC. This explanation will Lp 
to you within 15 days. If you are still unhappy with^DC’s st^^Prir°''''^^'^ 
may make an oral presentation to a committefof the NewLn^f n 

Koort” “ advisor tf youloXte 

of yol req^^^ “ Presentation shall be provided within 15 working days 


You may also file a written request for review. In your written request for review 
you may mclude any statement of fact or other material which you feel has a 
^ing on your appeal. If more time is needed to gather and prepare additional 

s";ft2Sce""' oth^Sb” 


A request for a review by the NLDC must be made not later than six tRl 
XolSveHsTaSief^ P”” °f the project, 

After you have submitted the new information in support of your reouest for 
remew, the NLDC iviU reach a decision within 30 days. If the NLDC disapproves 
y ur review application, you are entitled to a review by the Connecticut 
Departoent of Economic and Community Development (DECD). You marobtaL 
DECD review by sendmg a written request to the DECD Commissioner 505 


In any review of your appHcation for relocation payments by the NLDC or DECD 


If you have any questions concerning these procedures, please 
contact the New London Development Corporation, 165 State 
New London, CT or telephone (860) 447-8011. 


do not hesitate to 
Street, Suite 313, 
























APPENDIX F 


BORING LOGS 



CLIENT; Milone & MacBroom 


MATERiALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


716 South Main Street 
Cheshire, CT 06410 


CONTRACTOR: 


FOREMAN-DRILLER: TH II 



PROJECT NAME: New London State Pier 



•GROUND WATER OBSERVATIONS 


AT 8 FT. 


AT FT. 


CASING 
BLOWS 
PER 
T HALF 
H METER NO, 


AFTER 0 HOURS TYPE: 


LOCATION: 

State Pier Road 

New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 

N/A 

SIZE I.D.: 

3 1/4- 

2 1/4- 


HAMMER WT: 


140 


HAMMER FALL: 


30- 






SS 2.0 1.0 7.0 8 9 12 31 


SS 2.0 1.5 12.0 3 


DATE START: 

12-30-98 

DATE FINISH: 

12-30-98 

SURFACE ELEV; 




STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL COLOR. LOSS OF WASH WATER, ETC.) 
ELEV. 


Brown f/c sd. & gravel, some silt (fill). 


Brown f/c sd. & gravel, some cobbles. 


Brown f/c sd. & gravel (strong petroleum odor). 


SS 2.0 1.0 17.0 3 3 12 32 



5 SS 2.0 1.0 22.0 5 8 12 10 


SS 2.0 1.5 27.0 


JOUND SURFACE TO 


PROPORTIONS USED: 


SS 2.0 1.0 32.0 6 


FT. USED * CASING THEN "CASING TO 

D=DRY W= WASHED C=CORED P= PIT 

TRACE=1-10%, LITTLEs 10-20% SOME= 20-35% AND= 35-50% 


FT. E.O.B. 

A= AUGER 


HOLE NO. B-1 






































































































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD. CONNECTICUT 06460 


CLIENT: Mlloiie & MacBtoom 
716 Soulh Main Slrcel 
Cheshire, CT 06410 


SHEET# 1 OF 1 


HOLE NO.: B-1 


CONTRACTOR: 


FOREMAN-DRILLER: TH I 


PROJECT NAME: New London Stale Pier 




'GROUND WATER OBSERVATIONS 


AT 8 FT. 


AFTER 0 HOURS TYPE 


LOCATION: 

State Pier Road 

New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 

N/A 

SIZE I.D.: 

3 1/4* 

2 1/4* 


HAMMER WI : 


140 


HAMMER FALL: 


30* 




3ROUND SURFACE TO 


PROPORTONS USED: 




FT. USED * CASWQ 

D= DRY W* WASHED 

TRACE= 1-10%. LITTLE^ 10-20% 


THEN 
C=CORED 
SOMEa 20-35% 


- CASINO TO 

P= PIT 

ANOa 35-50% 


DATE START: 12-30-98 
DATE FINISH: 12-30-98 


SURFACE ELEV: 



STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL. COLOR. LOSS OF WASH WATER, ETC.) 
ELEV. 


Brown f/c sd. & gravel, some silt (fill). 


Brown f/c sd. & gravel, some cobbles. 


Brown f/c sd. & gravel (strong petroleum odor). 


FT. E.O.B. 

Aa AUGER 


HOLE NO. B-1 



























































































CLIENT: Milone & MacBroom 


MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


CONTRACTOR: 


716 South Main Street 
Cheshire, CT 06410 


PROJECT NAME; New London State Pier 


SHEET # 1 OF 1 


HOLE NO. : B-2 



•GROUND WATER OBSERVATIONS 


AT DRY FT. 


AFTER 0 HOURS TYPE: 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 

N/A 

SIZE I.D.; 

3 1/4‘ 

2 1/4- 


HAMMER WT: 


140 


HAMMER FALL: 


30- 




SS 2.0 1.0 17.0 


SS 2.0 1.5 22.0 6 8 8 




STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL COLOR. LOSS OF WASH WATER, ETC.) 
ELEV. 


0.3 I Asphalt. 

1.5 I Black sd. & gravel (fill). 

Brown F/C sd. & gravel., some cobbles & boulders. 


Brown F/C sd. & gravel. 


Brown M/F sd., tr. gravel. 



HOLE NO. B-2 






















































































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


CLIENT: Mllone & MncSroom 
716 South m\n Street 
CFieshIre, Cr 06410 


SHEET # 1 OF 1 


HOLE NO. : B-2 



'GROUND WATER OBSERVATIONS 


AT DRY FT. 


AFTER 0 HOURS TYPE: 

SIZE I.D.: 

AFTER HOURS HAMMER Wf: 

HAMMER FALL: 


CORE 


MSA SS N/A 

3 1/4- 2 IM¬ 

HO 
30- 


BLOV7S PER 6- 
ON SAMPLER 
FORCE ON TUBE - 


.ROUND SURFACE TO 


PROPORTIONS USED: 


USED • CASING THEN 

D= DRY W* WASHED C=COnEO 

TRACE* 1-10%. LITTLE* 10-20% SOME* 20 35' 


* CASING TO 

P= PIT 

AND* 35-50% 


DATE START: 

12-30-98 

DATE FINISH: 

12-30-98 

SURFACE ELEV: 



STRATA 

CHANGE 



FIELD IDENTIFICATION 
OF SOIL 


DEPTH REMARKS (INCL. COLOR. LOSS OF WASH WATER. ETC.) 
ELEV. 


0.3 I Asphalt. 


1.5 I Black sd. & gravel (fill). 

Brown F/C sd. & gravel., some cobbles & boulders. 


Brown F/C sd. & gravel. 


Brown bAJF sd., tr. gravel. 
























































































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


CONTRACTOR: 


CLIENT: Milone & MacBroom 
716 South Main Street 
Cheshire, CT 06410 


PROJECT NAME: New London State Pier 


SHEET# 

1 OF 1 

HOLE NO.: 

B-4 



•GROUND WATER OBSERVATIONS 

AT 20‘ FT. AFTER 0 HOURS TYPE: 

SIZE I.D.: 

at ft. after HOURS HAMMER WT: 


PROJECT #: 

LOCATION: 

State Pier Road 



New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 

N/A 

SIZE I.D.: 

3 1/4* 

2 1/4* 


HAMMER WT: 


140 


HAMMER FALL: 


30* 





DATE START: 

12-30-98 

DATE FINISH: 

12-30-98 

SURFACE ELEV: 




STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL. COLOR. LOSS OF WASH WATER. ETC.) 
ELEV._ 


0.5 I Topsoil. 

Black brown fine sd. & gravel, tr. silt (fill). 


Brown F/C sd. & gravel. 

Brown F/C sd. & gravel, some cobbles. 


Brown M/F sd., tr. gravel. 


Brown f/c sd. & gravel, tr. silt. 


ROUND SURFACE TO 


PROPORTIONS USED: 


USED ■ CASING 

D=DRY W= WASHED 

TRACE=1-10%. LITTLE= 10-20% 


THEN 
C=CORED 
SOME= 20-35% 


* CASING TO 

P=PIT 

AND= 35-50% 


HOLE NO. B-4 











































































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


CONTRACTOR: 


CLIENT: Mllone & MacBioom 
716 South Main Street 
Cheshire, CT 06410 


PROJECT NAME: New London State Pier 


SHEET # 1 OF 1 


HOLE NO.: B-4 



AT 20’ FT 


GROUND WATER OBSERVATIONS 
• FT. AFTER 0 HOURS TYPE: 


PROJECT ff: 

LOCATION; 

State Pier Road 



New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

USA 

SS 

N/A 

SIZE I.D.: 

3 \/r 

2 1/4” 


HAMMER WT: 


140 


HAMMER FALL: 


30" 



iROUND SURFACE TO FT. USED * CASINO THEN ‘CASINO TO 

D=DRY W» WASHED OCORED P* PIT 

PROPORTIONS USED; TRACE-1-10%. LIHLE- 10-20% SOME- 20-35% AND- 35 50% 




STRATA • FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL. COLOR, LOSS OF WASH WATER, ETC.) 
ELEV. _ 


0.5 I Topsoil. 

Black brov/n fine sd. & gravel, tr. silt (fill). 


Brown F/C sd. & gravel. 

Brown F/C sd. & gravel, some cobbles. 


Brown M/F sd., tr. gravel. 


Brown f/c sd. & gravel, tr. silt. 


HOLE NO. B-4 






































































MATERIALS TESTING, INC. 

CLIENT: Milone & MacBroom 



200 ROWE AVENUE 

716 South Main Street 

SHEET# 

1 OF 1 

MILFORD, CONNECTICUT 06460 

Cheshire, CT 06410 

HOLE NO.: 

B-5 


CONTRACTOR: 


FOREMAN-DRILLER: TH II 


PROJECT NAME: New London State Pier 




•GROUND WATER OBSERVATIONS 


AT DRY FT. 


LOCATiON: 

State Pier Road 

New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 

NG2 

SIZE I.D.: 

3 1/4'' 

2 1/4‘ 


HAMMER WT: 


140 


HAMMER FALL: 


30‘ 




BLOWS PER 6- 
ON SAMPLER 
-FORCE ON TUBE - 


DATE START: 

12-29-98 

DATE FINISH: 

12-29-98 

SURFACE ELEV: 





STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL COLOR. LOSS OF WASH WATER, ETC.) 
ELEV. 


Brown F/C sd. & gravel, tr, wood (fill). 


Brown F/C sd. & gravel. 


Brown F/C sd. & gravel, some silt. 


ROUND SURFACE TO 

FT. USED 

* CASING 

THEN 

• CASING TO 

FT. 

j PROPORTIONS USED: 

D=DRY 

TRACE= 1-10%, 

W= WASHED 

LITTLEs 10-20% 

C=CORED 

SOME= 20-35% 

p=prT 

AND= 35-50% 

A= AUGER 


HOLE NO. B-5 













































































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


CLIENT: Mllone & MncOroom 
7t6 South Mnin Street 
Cheshire, C\ 06410 


SHEET # 1 OF 1 


HOLE NO.: B-5 


PROJECT NAME: Mew London Stale Pier 


FOREMAN-DRILLER: TH II 




’GROUND WATER OBSERVATIONS 


AT DRY 

FT. 

AFTER 

HOURS 

AT 

FT. 

AFTER 

HOURS 


LOCATION; 

Stole Pier Road 

Msw London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

MSA 

SS 

MG2 

SIZE I.D.: 

3 1/4“ 

2 1/4' 


HAMMER W r: 


140 


HAMMER FALL: 


30" 




ROUND SURFACE TO 


USED • CAStNQ THEN 

0= DRY W= WASHED C=CORED 

TRACE* 1-10%, LITTLE* 10-20% SOME* 20-35" 


• CASING TO 

P= PIT 

AND* 35-50% 


DATE START: 

12-29-98 

DATE FINISH: 

12-29-98 

SURFACE ELEV: 




STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL COLOR, LOSS OF WASH WATER, ETC.) 
ELEV. 


Blown F/C sd. & gravel, tr. wood (fill). 


Brown F/C sd. & gravel. 


Brown F/C sd. & gravel, some sill. 


HOLE NO. B-5 


































































MATERIALS TESTING, INC. 

CLIENT; Miione & MacBroom 



200 ROWE AVENUE 

716 South Main Street 

SHEET # 

1 OF 1 

MILFORD, CONNECTICUT 06460 

Cheshire, CT 06410 

HOLE NO.: 

B-6 


CONTRACTOR; 


FOREMAN-DRILLER: TH II 


PROJECT NAME: New London State Pier 




'GROUND WATER OBSERVATIONS 


AT DRY FT. 


LOCATION: 

State Pier Road 

New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 


SIZE I.D.: 

3 1/4“ 

2 1/4“ 


HAMMER WT: 


140 


HAMMER FALL; 


30“ 





CASING 
BLOWS 
PER 
T HALF 
H METER NO. 


SS 2.0 0.5 2.0 16 10 12 9 


DATE START: 

12-29-98 

DATE FINISH: 

12-29-98 

SURFACE ELEV: 




STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL COLOR, LOSS OF WASH WATER, ETC.) 
ELEV. 


Brown F/C sd. & gravel, some silt, some rubble (brick) fill. 


SS 2.0 0.2 7.0 6 10 17 21 



SS 2.0 1.0 12.0 9 14 26 25 


Brown F/C sd. & gravel, some cobbles, tr. silt. 



SS 0.6 0.5 15.6 29 100 




ROUND SURFACE TO 

FT. USED 

• CASING 

THEN 

• CASING TO 

FT. 

1 PROPORTIONS USED: 

D= DRY 

TRACE= 1-10%, 

W= WASHED 

LrrrLE= 10-20% 

C=CORED 

SOME= 20-35% 

P=PIT 

AND= 35-50% 

As AUGER 





















































































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD, CONNECTICUT 06460 


CLIENT; Mllone & MacBroom 
7IG South Mol?) Street 
C!)eshlre, CT 06410 


FOREMAN-DRILLER: TH II 



PROJECT NAME: f»ew London State Pier 



'GROUND WATER OBSERVATIONS 


AT DRY FT. 


LOCATION: 

Stale Pier Road 

New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

USA 

SS 


SIZE I.D.: 

3 1./4' 

2 1/4" 


HAMMER WT: 


140 


HAMMER FALL: 


30" 




3nOUND SURFACE TO 


USED * CASING THEN 

D= DRY W= WASHED C=COnED 

TRACE= 1- 10%. LITTLE= 10-2(r; SOME= 20-r^5V. 


- CASING TO 

P= PIT 

ANO= 35-50% 


DATE START: 

12-29-98 

DATE FINISH: 

12-29-98 

SURFACE ELEV: 




STRATA FIELD IDENTIFICATION 

CHANGE OF SOIL 

DEPTH REMARKS (INCL. COLOR, LOSS OF WASH WATER, ETC.) 
ELEV. 


Brown F/C sd. & gravel, some silt, some rubble (brick) fill. 


Brown F/C sd. & gravel, some cobbles, tr. silt. 


HOLE No. B-6 




























































CLIENT; Mllone MacBroom 


MATERIALS TESTING, INC. 

200 nOWE AVENUE 
MILFORD, CONNECTICUT 06460 


716 South Main Street 
Cheshire, CT 06410 


SHEET # 1 OF 1 


HOLE NO.: B-7 


PROJECT NAME: Mew London Stale Pier 


FOREMAN-DRILLER: TH II 



’GROUND WATER OBSERVATIONS 


AT DRY FT. 


AT FT. 


PROJECT if: 

LOCATION: 

Stale Pier Road 



New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

USA 

SS 


SIZE I.D.: 

3 1/4” 

2 IM¬ 


HAMMER W T: 


HO 


HAMMER FALL: 


30- 




DATE START: 

12-29-98 

DATE FINISH: 

12-29-98 

SURFACE ELEV; 




STRATA FIELD IDENTIFICATION 

::hange of soil 

DEPTH REMARKS (INCL. COLOR. LOSS OF WASH WATER, ETC.) 
ELEV. 


Brown F/C sd. & gravel, some sill, tr. glass (fill). 


Brown F/C sd. & gravel, some cobbles. 


Refusal. 

NOTE: Attempted sample @ 18* 
50 blows, no penetration. 


HOLE NO. B-7 




























































MATERIALS TESTING, INC. 

200 ROWE AVENUE 
MILFORD. CONNECTICUT 06460 


CONTRACTOR: 


FOREMAN-DRILLER: TH II 


CLIENT: Milone & MacBroom 
716 South Main Street 
Cheshire, CT 06410 


PROJECT NAME: New London State Pier 


SHEET # 1 OF 1 

HOLE NO. : B-7 




LOCATION: 

State Pier Road 

New London, CT 





CORE 


CASING 

SAMPLER 

BAR 

TYPE: 

HSA 

SS 


SIZE I.D.: 

3 1/4" 

2 1/4- 


HAMMER WT: 


140 


HAMMER FALL: 


30- 



BLOWS PER 6' 
ON SAMPLER 
-FORCE ON TUBE 


SS I 2.0 I 1.0 I 7.0 I 9 


SS I 1.7 I 1.0 I 11.7 I 28 I 36 I 100 


DATE FINISH: 12-29-98 

SURFACE ELEV: 



FIELD IDENTIFICATION 
OF SOIL 

REMARKS (INCL. COLOR, LOSS OF WASH WATER. ETC.) 


Brown F/C sd. & gravel, some silt, tr. glass (fill). 


Brown F/C sd. & gravel, some cobbles. 


C I 5.0 I 2.3 I 18.0 


Refusal. 

NOTE: Attempted sample @ 18’ 
50 blows, no penetration. 


r ' UNO SURFACE TO 

PROPORTIONS USED: 


FT. USED • CASING 

D=DRY w= washed 

TRACE= 1-10%. LITTLEs 10-20% 


THEN 
C=CORED 
SOME= 20-35% 


• CASING TO 

P=PIT 

AND= 35-50% 


HOLE NO. B-7 

























































APPENDIX G 


CONCEPT PLANS 
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STATE OF CONNECTICUT 

DEPARTMENT OF ECONOMIC AND COMMUNITY DEVELOPMENT 
INFRASTRUCTURE AND REAL ESTATE PROJECTS 


ENVIRONMENTAL ASSESSMENT 

Project ID: 218 

Date: August 13,1998 Staff Contact: Peter Simmons 

Municipality: New London 

Project: New London Waterfront Redevelopment 

Funding Source: Multiple State Funds: $ 

State Agency Review Stage 1 X Stage 2_ 

Project Description: The project area includes the state owned property, controlled by CONNDOT, 
supporting the State Pier. The CONNDOT controlled property is approximately 17 acres in size. Six 
warehouse and administrative buildings are located in the State Pier area. The project objective is to 
enhance the present maritime activities at the State Pier by improving the transportation infrastructure 
serving the pier and acquiring additional land for: 1) commercial-industrial activities complimentary to 
the shipping operations and 2) ancillary operations of the pier. Project activities will be closely 
coordinated with CONNDOT and the port operator. 

Project Activities: 

Proposed DECD Funded Activities: 1) Acquisition of commercial properties and 16 residential properties; 
2) Relocation of residents and businesses in accordance with the Uniform Relocation Assistance Act; 3) 
Demolition of the existing structures; 4) Roadway and utility infrasfructure improvements; 5) 
Improvements to the waterfront area in coordination with the DEP Office of Long Island Sound; 6) 
Environmental site assessment and remedial action; and 7) miscellaneous site work. 

This environmental assessment is conducted in accord with the agency’s Environmental Classification 
Document. 

RCSA sec. 22a-la-3 Determination of environmental significance (direct/indirect) 

1) Impact on air and water quality or on ambient noise levels: 

a) Air—AAIA 

b) Water gwa/Z/y-Stormwater discharges from the site will need a DEP permit and mechanical 
water quality devices will likely be required as part of the stormwater management system. 

c) Noise — N/A 

2) Impact oh a public water supply system or serious ejfects on groundwater, flooding, erosion, or 

sedimentation: 

a) Water Supply—DEV notes that the New London municipal water supply is marginally meeting 
the current demand. System improvements are needed to increase the systems capacity. The 
city’s water supply plan update (5 year) was submitted in April 1998 to DPH and DEP and is 
presently under review. The City has submitted an application for a water diversion permit to 
the DEP to develop the Hunts Brook diversion to increase the water supply. DEP also 
identified the replacement of the Great Swamp pump station as a possible action, which could 
increase the available volume of potable water in the city system. It is not anticipated that the 
commercial uses sited within the project area will have a high demand for potable water. The 
proposed activities are not inimical to DPH’s program goals. 



b) Groundwater — The area is within a GB-CIass area. 

c) Flooding- Portions of the project area are within the 100-year floodplain. This agency will 
need to provide stormwater management certification in accordance with the Floodplain 
Management Act (25-68 CGS). New construction will be required to comply with proper 
flood management standards. The pier and related operations are water dependent uses. 

DECD considers these activities as a non-intensive use of the floodplain. New structures will 
sited outside of the floodplain to the maximum extent possible. Structures within the flood 
prone areas will be designed and constructed in a manner to ensure that the utilities are 
adequately floodproofed and that the structure will not result in a measurable increase in the 
flood elevation. Impacts will be negligible. DECD will need to certify the site development as 
complying with the Floodplain Management Act (25-68 CGS). 

Effect on natural land resources and formations, including coastal and inland wetlands, and the 
maintenance of in-stream flows —The area is subject to the Connecticut Coastal Management Act. 
The act requires that coastal sites be developed for water-dependent uses. City of New London 
coastal site plan review is necessary. No mapped tidal wetlands are within the project area. The 
DEP general permit for stormwater discharges within 500 feet of a tidal wetland will require the 
stormwater system to retain the volume of run-off generated by 1 inch of rainfall. This condition 
will apply if unmapped tidal wetland vegetation is present within the project area. 

Disruption or alteration of an historic, archeological, cultural or recreational building, object, 
district, site or surroundings —The CT Historical Commission reports that a cursory review of the 
extant structures suggests a lack of significance regarding culture/historic resources. However, CT 
Historical Commission recommends that a professional cultural resource assessment of the area be 
undertaken to identify these resources. 19* century mapping indicates a military fortification in 
the State Pier area. The properties identified for acquisition will need to be assessed for historic 
significance. Coordination with SHIPO has been initiated and will continue throughout the 
development process through DECD. 

Effect on natural communities and upon critical species of animal or plant and their habitats: 
interference with the movement of any resident or migratory fish or wildlife species —^According 
to DEP, the Natural Diversity Database does not record the presence of threatened or endangered 
species in the project area. The project area is densely developed with no extant natural habitat. 
Dredging of the chaimels are not contemplated as a project activity. Project activities will not 
disturb the adjacent Thames River habitat areas and will be coordinated through the CAM process. 
Use of pesticides, toxic or hazardous materials or any other substance in such quantities as to 
create extensive detrimental environmental impact —^N/A 

Substantial aesthetic or visual effects —The area is characterized by maritime commercial 
operations with a small pocket of older residential units. Project activities will create no adverse 
aesthetic or visual effects. The inland residential and commercial properties proposed for 
acquisition will support the present pier operations and site new businesses complimentary to the 
pier operations. All site development will be managed through a comprehensive plan. 

Inconsistency with the written and/or mapped policies of the statewide Plan of Conservation and 
Development and such other plans and policies developed or coordinated by the Office of Policy 
and Management or other agency —Portions of the project area are designated Conservation Area 
by the C & D Plan. The remaining areas are classified as a Regional Center. The conservation 
designation is due to tidal and coastal flooding. According to 0PM, the proposed development is 
consistent with the state’s development priorities. 

Disruption or division of an established community or inconsistency with adopted municipal or 
regional plans —The proposed development will cause the acquisition and relocation of residents 



with demolition of approximately 16 residential properties adjacent to the State Pier. Relocations 
will be addressed through a plan and process in conformance with the Uniform Relocation 
Assistance Act (URAA). The residential area is zoned waterfront commercial and is surrounded 
by commercial activities and transportation infrastructure. 

10) Displacement or addition of substantial numbers ofpeople —see above comment 

11) Substantial increase in congestion (traffic, recreational, ot/ie/-;—Transportation infrastructure 
serving the area includes rail, roadway and maritime shipping. Minor improvements and/or re- " 
alignments may be appropriate to the roadway system to enhance safety and access/egress. A 

traffic study may be needed to determine the need for a generator permit from the State Traffic 
Commission. 

12) A substantial increase in the type or rate of energy use as a direct or indirect result of the 
action — N/A 

13) The creation of a hazard to human health or safety—WA 

14) Any other substantial impact on natural, cultural, recreational or scenic resources _^N/A 

Conclusion; 

1. The loss of sixteen properties is not considered a significant disruption or division of the community. 
The relocation assistance would conform to the Uniform Relocation Assistance Act (URA) provisions. 

The area is no longer suitable for residential uses and is zoned for commercial activities related to the 
waterfront. 

2. A professional cultural resource assessment of the area should be undertaken as part of the MDP 
process to identify any such potential resources. 

3. The historic/archeological resources will be evaluated and documented/salvaged. Project activities 
will be fully coordinated with SHPO. 

4. The project conforms to the Statewide Plan of Conservation and Development. The development will 
comply with the appropriate CCMA requirements. 

5. Traffic improvements necessary to safely provide access and egress to the site may be subject to STC 
approval. Improvements required to the state transportation system will be conditioned to the 
generator permit. 

6. Environmental site assessments andremedial action of contamination are exempt from CEPA review. 

Recommendation: Due to the built up nature of the area and the limited amount of residential 

acquisition/relocation, the preparation of an Environmental Impact Evaluation or a Finding of No 

Significant Impact is not necessary for the project activities. 




STATE OF CONNECTICUT 

OFFICE OF POLICY AND MANAGEMENT 
POLICY DEVELOPMENT AND PLANNING DIVISION 


Interoffice Memo 
To: 


Edward LaChance, Housing and Community Development Agent 
From. Jeffrey Smith, Planning Specialist 

Date: August?, 1998 

Subject: j Review #218- State Pier, New London 


The above referenced plan review has been offered to appropriate state agencies with the 
opporhimty for review and comment. Responses have been received from the following 
agencies and are enclosed for your information: 

Connecticut Historical Commission 
Labor Department 
Office of Policy and Management 
Department of Public Health 

Please send copies of any further responses to this office. I can be reached at 418-6395 if 
there are any questions. 


Phone: (860)418-6395 Fax; (860)418-6495 
450 Capitol Avenue-MS# 52ASP, Hartford, Connecticut 06106-1308 


98 AUG 13 AH 8: 09 




Mr. Jeffrey Smith 


STAiE OF CONNECTICUT 

CONNECTICUT HISTORICAL COMMISSION 

July 29, 1998 


Office of Policy and Management 
450 Capitol Avenue, MS #52ASP 
Hartford, CT 06134 


Subject: State Pier Redevelopment Area 
New London, CT 
IBD #218 


Dear Mr. Smith: 

The State Historic Preservation Office has reviewed the revised project plan area map provided 
by the Department of Economic and Community Development concerning the above-named 
project. This office notes that the City of New London's townwide architectural inventory 
includes numerous properties from this residential neighborhood which possess historic and/or 
architectural merit. Cursory field inspection suggests that the extant residential and industrial 
structures lack architectural significance and integrity with respect to the National and State 
Registers of Historic Places. However, the historic importance and archaeological sensitivity of 
the study area warrant further investigation. Indeed, 19th-century cartographic sources indicate 
the existence of military fortifications vfithin the State Pier area. 

The State Historic Preservation Office recommends that the Department of Economic and 
Community Development undertake a professional cultural resource assessment with regards to 
extant structures and a reconnaissance archaeological survey in order to identify and evaluate the 
cultural resources which may exist within or in immediate proximity to the proposed project 
boundaries. All archaeological studies must be carried out in accordance with our Environmental 
Review Primer for Connecticut's Archaeological Resources. 

We look forward to working with the Department of Economic and Community Development 
and all interested parties in the expeditious furtherance of the proposed imdertaking as well as the 
professional management of the state's cultural heritage. 

For further information please contact Dr. David A. Poirier, Staff Archaeologist. 

Sincerely, 

hDajULyL. 

Dawn Maddox 
Deputy State Historic 
Preservation Officer 


cc: Mr. Peter Simmons/DECD 
Dr. Nicholas Bellantoni/OSA 


TEL: (203) 566-3005 FAX: (203)566-5078 

59 SOUTH PROSPECT ST. - HARTFORD, CONN. 06106 - 1901 
AN EQUAL OPPORTUNITY EMPLOYER 
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0^203 258 4381 


CT DEPT ECON DEV 


i^OO 


Jeffrey Sniath 

Office of Policy end Management 
450 Capitol Avenue, MS# 52ASP 
Hartford, CT 06134 
Phone: 41S-6395 


Project Identification: 


211 


STATE OF COHHECTICUT 
STAGE I - SITE REVIEW 

Municipal or Business Development Projects 


'is invited for the Business Development Project described below by the Connecticut 



to 


the planning programs indicated in the response and will take appropriate steps toward resolving them. 


STATE REVieu AGEWClES; , , . 

Department of Agriculture Historical coomlssion 

State Traffic Conrnission Labor Department _ 

Department of Environmental Protection Office of Policy and Management 

Council on Environmental Quality Department of Transportation 

Departmenr of Public Health Other:. -- —— 


DECO Contacts Edward LaChance, HOUSIMG AND COM MUMITT DEVELOPHEHT AGEHT 
Telephone # 270-S150 (for additional infonnation concerning project) 


II. PROJECT DESCRIPTIOM: 


Kame of Aoolieant: City of Meu London t DECO _^Address: City Ha . u - 

Contact Person! Chester D. Camarata Phone: _^860) 270:5140^ 

Project Location TownCs): State Pier/ Mew Lorydon-- Size Acres; S7 _ acres - 

Anticipated Funding Support: Federal [ ) State [x] Local ( 1 Other C ] 

Anticipated Survey and Planning Timing Fall 1998 
Estimated Start of Execution Stage 1999 _ 

Location Map of Site Attached Cx] . 

?roiect Description: The City of New London is proposing to redevelop a 57 acre area contiguous with 
the State Pier. The project encompasses the area from the waterfront at the State Pier, west to new 
England Railroad tracks, north to the Gold Star Bridge, and east to the Thames River. The preferred 
development plan calls for the creation of a cargo port/ferry-cruise ^at facility. This scenario calls 
for improvements to current cargo facilities and the creation of new facilities to service the 
ferry%ruise component. Specific development actions will include the d^lition of uareh^e the 
eot^^ction orThew 50.000 sf warehouse, the construction of other office arxJ warehouse faciliti^. 
the ecquisition/demolition of a number of residential properties located in the center of the 
area. This plan may also include improvements necessary for ferry service, 

the quay, construction of a ferry dock, and improvements to the area adjacent to and under the Cold Star 
Bridge to provide ferry parking and an outdoor marine storage area. 


Please note that a Stage 1 review was circulated by DECO in Hovember 1991 {IBO # 154) for a similar 
project in the same location. Reviewing agencies are asked to provide comments to update the 
information collected in the previous circulation. 


"‘ew to the Office of Policy and Management at the above ^ress on or before the 
deadline date of August 7, 199$ Check one or more appropriate boxes. For expanded cofrmentary, attach 
additional sheetss 


v/ It is expected that a plan for this site would not bo inimical (inconsistent) to the planning 
program of this agency* 

c j It is expected that a plan for this site might be inconsistent to the planning program of this 
agency for the following reason(s). 


[ 3 'it' is not known at this time whether a plan would be inconsistent to the planning objectives of this 
agency. 

C j Please contact this reviewing agency 

C ] The following are suggestions or concerns of this agency^ ^ 

TAf Ofca (C wtihin ^ hcctu^c U * ^ ^ - 




I A- 


Title y ^ , 


Reviewing Agency 

HSi) 


Marne 


7 






Mailrtig Address 


.Phone 


Date 



07/13/98 


01 : 51 


©203 258 4381 


CT DEPT ECOiS DE\ 


1^002 


Jeffrey Smith Project Identification; ryl * O 

office of policy end 

450 Capitol Avenue, HS# 52ASP ■. »r- i-n 

Hartford, CT 06134 P P Iv/FD 

Phona: 418-6395 ^.q^^^i-TICUT 

■STAGE I • SITE REVIEU JEjE 1 K IQQQ 

Municipal or Business Development Projects 

/^Ap^pUcation is invited for the Business Development Project described below by ^e Connecticut 
Department of Economic And Conriunity Development which, through the Office of Policy a"d Management, is^ 
providing notification to the state agencies indicated. State agencies are provided opportwity ^ review 
the site for the proposed project and to indicate whether a plan for the site might or might not be inimical 
W tL planning programs indicated in the response and will take appropriate steps toward resolving them. 


ppr.piVFD 
JUL .151999 


STATE REVIgW AGENCIES: 

Department of Agriculture 
State Traffic Commission 
Department of Environmental Protection 
Council on Environmental Quality 
Department of Public Health Other:, 


Historical Cofnnission 

labor Department 

Office of Policy and Management 

Department of Transportation 


I FACILITIES MANAGEMENT 


JUL I 61996 


DECO Contact! 
Telephone # , 


Eduard LaChance. HOUSING AND COWIUHITT DEVE LOPHEHT AGENT 
270-6150 Cfor additional information concerning project) 


RECEIVED 


II. PROJECT DESCRiPTIOHi 

Marne of Applicant: Citv Of New London t DECO ^Address: City HgLl - 

Contact Person: Chester D. Camarata Phone: — {860) 270-814p _ 

Proj'ect Location Townfsi; State Pier, H ew London-- Size Acres: 57 aere.s - 

Anticipated Funding Support: Federal I ] State Cx] Local C 1 Other C 3 
Anticipated Survey and Planning Timing Fall 1998 
Estimated Start of Execution Stage 1999_ 

Location Map of Site Attached Cx3 . 

Project Description: The City of Heu London is proposing to redevelop a 57 acre area contiguoiw with 
the^Statc Pier. The project encompasses the area from the waterfront at the State Pier west to new 
England Railroad tracks, north to the Cold Star Bridge, and es-st zo the Thames River. The preferred 
devel^mwit plnn calls for the creation of a cargo port/ferry-ermse teat facility. This scenario calls 
for iiTOTwemmts to current cargo facilities and the creation of new facilities to service the 
ferry%ruisc component. Specific development actions will include the dwlition of uareh^e the 
cw^ruction aTTn^V 50,000 sf warehouse, the construction of other o«ice ate warehouse 
the acquisition/demolition of a number of residential properties located in the c^ter of 
area ^his plan may also include improvements necessary for ferry service, includii^ JT crar 

th^quay, co^^ction of a ferry d^k, ate imprev^ents to the area adjacent to ate under the Cold Star 
Bridge to provide ferry parking and an outdoor marine storage area. 

Please note that a Stage 1 review was circulated by DECO in November 1991 (IBD It 1S4> ® 

project in the same location. Reviewing agencies are asked to provide comments to update the 
information collected in the previous circulation. 

"‘•p^S^iSfliS^iew to the Office of Policy and Management at the above a^ess on or tefore^the 
deadline date of August 7, 1998 Check one or more appropriate boxes. For expanded conmentary, at.och 
additional sheets. 

[-fTTis expected that a plan for this site would not te inimical (inconsistent) to the planning 
progrem of this agency. 

t J It is expected that a plan for this site might be inconsistent to the planning program of this 
agency for the following reasonCs). 


C 3 It is not known at th 
agency. 


is time whether a plan would be inconsistent to the planning objectives of this 


C ) Please contact this reviewing agency 

[ ] The following are suggestions or concerns of this agency. 


Department of Labor - Patrick L. Tallarita. Dir.. Facilities Man^ement 
j Title 


Reviewing Agency ^ Wame 
200 Folly Brook Boulevard 
Wethersfield, CT 06109 
Mailing Address 


(860) 566-2798 (860) 566-23.S -3 July 16. 1998 

Phono Pate 




07 '' 13^98 
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©203 25S 4381 


CT DEPT ECON DEV 


1^002 


<J-^ 



Jeffrey Smith 

Office of Policy end Hanagernent 
450 Capitol Avenue, HS# 52ASP 
Hartford, CT 06134 
Phone: 413-6395 


Project Identification: 


2 ia 


STATH OF CONNECTICUT 
STAGE I ■ SITE REVIEW 

Municipal or Business Developnent Projects 


I. PROJECT NOTIFICATION: . ^ 

An Application is invited for the Business Developoient Project described below by the Connecticut^ 
Department of Econooiic And Community Development which, through the Office of Policy and Management, is^ 
providing notification to the state agencies indicated- State agencies are provided opportunity to review 
for the proposed project and to indicate whether a plan for the site might or might not be inimical 
to the planning programs indicated in the response and will taice appropriate steps toward resolving them. 


STATE REVIEW AGENCIES: 

Department of Agriculture Historical Ccxraiission 

State Traffic Conmissicn labor Department 

Department of Environmental Protection Office of Policy and Management 

Council on Envirorwiental Quality Department of Transportation 

Department of Public Health Other:..___ 


DECO Contact: Edward LaChance, HOUSING AND COHilUNITT DE\.^LOPHEHT_AGENT 

Telephone # 270-6150 _(for additional information concerning project) 

11. PROJECT DESCRIPTION; 

Name of Applicant: City of New London & DECO • A ddress: City Hall_ 

Contact Person: Chester D. Camarata Phone: (860) 270«814.0_ 

Project Location TownCs): State Pier. New London size Acres: „S,^acre?t 

Anticipated Funding Support: Federal I ] State Cx] Local [ ] Other C 3 
Anticipated Survey and Planning Timing Fall 1998 
Estimated Start of Execution Stage 1999 
8*‘x11” Location Map of Site Attached Cx3 
?roj‘ect Description: The City of New London is proposing to redevelop a 57 acre area contiguous with 
the state Pier. The project encompasses the area from the waterfront at the state Pier, west to new 
England Railroad tracks, north to the Gold Star Bridge, and east to the Thames River. The preferred 
development plan calls for the creation of a cargo port/ferry-cruise boat facility. This scenario calls 
for improvenients to current cargo facilities and the creation of new facilities to service the 
ferry/cruise co{iponcnt. Specific development actions will include the demolition of warehouse the 
construction of a hew 50,000 sf warehouse, the construction of other office and warehouse facilities, 
the acquisition/demolition of a number of residential properties located in the center of the project 
area. This plan may also include improveraGnts necessary for ferry service, including improvements to 
the quay, construction of a ferry dock, and improvements to the area adjacent to and under the Gold Star 
Bridge to provide ferry parking and an outdoor marine storage area. 

please note that a Stage I review was circulated by DECO in November 1991 CIBD # 154) for a similar 
project in the same location. Reviewing agencies are asked to provide comments to update the 
information collected in the previous circulation. 
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HI. PROJECT REVIEW REPORT; 

Please return this review to the Office of Policy and Management at the above address on or before the 
deadline date of Aucust 7. 1990 Check one cr more appropriate boxes. For expanded conmentary, attach 
additional sheets- 



is expected that a plan for this site would not be inimical (inconsistent) to the planning 
program of this agency- 


C 3 It is expected that a plan for this site might be inconsistent to the planning program of this 
agency for the following reasonCs), 


[ ] It is not known at this time whether a plan would be inconsistent to the planning objectives of this 
agency. 

C 3 Please contact this reviewing agency 

C 3 The following are suggestions or concerns of this agency- 


M^nng Address • ' Phone Date 


Reviewing Agency 




STATE OF CONNECTICUT 

DEPARTMENT OF ENVIRONMENTAL PROTECTION 

OFFICE OF ENVIRONMENTAL REVIEW 
79 ELM STREET, HARTFORD, CT 06106-5127 


To: 

From: 

Date: 

Subject: 


Edward B. LaChance - Project Manager 

DECD - Infrastructure & Real Estate Division, 505 Hudson Street, Hartford 
David J. Fox - Senior Environmental Analyst^;^^- ^/Telephone: (860) 424-4111 
August 6, 1998 E-Mail: david.fox@po.state.ct.us 

State Pier Redevelopment Project, New London 


The Department of Environmental Protection has completed a Stage I Site Review of the above 
referenced project. It is not known at this time whether a plan would be inimical to the planning 
program objectives of this agency. Such a determination will be made during review of a CEP A 
document, if one is prepared for this project, or during Phase 11 Plan Review. The following 
commentary is submitted for your consideration. 

In accordance with Connecticut General Statutes (CGS) Section 22a-100, state actions within 
the coastal boundary, including the provision of funding, which may significantly affect the 
environment must be consistent with the goals and policies of the Connecticut Coastal Management 
Act (CCMA). While the overall intent of the proposal appears to be consistent with the policies and 
standards of the CCMA, we cannot determine the consistency of specific site development activities 
at this time, due to level of information available during Stage I review. However, we can provide 
some general comments as follows. 

The area proposed for redevelopment is located entirely within Connecticut’s coastal boundary 
and includes a considerable area of direct water frontage on the New London Harbor portion of the 
Thames River. The preferred development calls for the creation of a cargo port/feriy cruise boat 
facility. These planning objectives appear to be consistent with the ports and harbors policy of the 
CCMA which is; 

to promote, through existing state and local planning, development, promotional and 
regulatory authorities, the development, reuse or redevelopment of existing urban and 
commercial fishing ports giving highest priority and preference to water-dependent uses, 
including but not limited to commercial and recreational fishing and boating uses [CGS 
Section 22a-92(b)(l)(C)]. 

With regard to proposed development activities, this project area includes a significant amount 
of water frontage on the Thames River. CGS Section 22a-92(a)(3) requires that highest priority and 
preference be given to uses and facilities which are dependent upon proximity to the water or the 
shorelands immediately adjacent to marine and tidal waters. The creation of a cargo port/ferry cruise 
boat facility meets the definition of water-dependent use in the CCMA: 
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require direct access to, or location in, marine or tidal waters and which therefore, cannot 
be located inland, including but not limited to; marinas, recreational and commercial fishing 
and boating facilities, finfish and shellfish processing plants, waterfront dock and port 
facilities, shipyards and boat building facilities, water-based recreational uses, navigation 
aides, basins and channels, industrial uses dependent upon water-borne transportation or 
requiring large volumes of cooling or process water which cannot reasonably be located or 
operated at an inland site and uses which provide general public access to marine or tidal 
waters [CGS Section 22a-93(16)]. 

Further, this proposal appears to be consistent with a Connecticut Department of Transportation 
study, “Transportation and Land Use Compatibility Study for State Pier, New London, January, 
1998,” prepared by the Maguire Group. Therefore, this overall concept appears to be consistent 
with the CCMA. However, in the absence of detailed site plans we cannot determine the consistency 
of specific site development activities. The following resources are present either on or adjacent to 
the site; coastal hazard area, developed shoreffont, shorelands, coastal waters, an open water body 
and an estuarine embayment. All proposed site development activities must be consistent with the 
CCMA policies and standards applicable to protection of these resources and to development 
activities. 

The CCMA also requires the minimization of adverse impacts on future water-dependent 
development activities and opportunities. Such adverse impacts include; 1) locating a non-water- 
dependent use at a site that is physically suited for a water-dependent use for which there is 
reasonable demand or has been identified for a water-dependent use in the plan of development of 
the municipality or the zoning regulations; 2) replacement of a water-dependent use with a non-water- 
dependent use; and 3) siting a non-water-dependent use which would substantially reduce or inhibit 
existing public access to marine or tidal waters [CGS Section 22a-93(17)]. 

The proposed State Pier redevelopment area encompasses an existing state-owned coastal public 
access/recreational fishing access facility. The Thames River State Boat Launch Ramp and parking 
area, situated under the Gold Star Bridge, is in the area described as being intended for provision of 
ferry parking and outdoor marine storage, which are accessory to ofif-site water-dependent uses and 
not in and of themselves water-dependent. The existing boat launch facility is clearly a water- 
dependent use as defined in the CCMA, and any displacement of existing water-dependent uses with 
non-water-dependent uses would constitute an adverse impact requiring appropriate mitigation. As 
stated above, water-dependent uses include recreational boating facilities and uses that provide 
general public access to marine or tidal waters. 

The redevelopment area also includes property at Winthrop Point, south of the railroad bridge, 
which is considered by DEP to be suitable for the future construction of a public fishing pier as 
mitigation for adverse impacts of Amtrak’s authorized electrification of the Northeast Corridor rail 
line upon existing recreational fishing opportunities. Provision of a fishing pier would be funded in 
part by Amtrak and would serve to mitigate the elimination by Amtrak of historically used, although 
arguably illegal, at-grade foot crossings through the ongoing installation of fencing for public safety 
reasons. Parking for a pier at this location could either be situated between the State Pier and Amtrak 
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properties, or utilize the aforementioned State Boat Launch Ramp parking area via a footpath under 
the Gold Star and Amtrak bridges. 

The Winthrop Point site is considered appropriate for such required mitigation based on an 
assessment by the DEP Marine Fisheries Division that it affords the most direct access to the deep 
waters of the Thames River in the area and, thus, the best opportunity for quality recreational fishing. 
It is expected that the area north of the 1-95 bridge may also provide opportunities for improved 
fishing access. Existing structures (i.e., the State Pier quaywall) are presently utilized by local 
residents for fishing and other recreational activities. A designated fishing facility would effectively 
re-focus that existing use and reduce potential conflicts with intended private uses at the site. 

It may also be appropriate to explore the feasibility of providing landing or docking facilities for 
commercial fishing vessels within the boundaries of the project area. In general, there is a shortage 
of commercial dock space along the Connecticut coastline. 

A number of state coastal use policies relate to these issues. CCMA policies pertaining to 
general development activities call for maintenance and enhancement of existing coastal public access. 
Coastal recreation and access policies require that any decisions made by the commissioner regarding 
development activities and work incidental thereto in tidal, coastal, or navigable waters of the state 
waterward of the high tide line shall be made with due regard for the interests of the state, including 
recreational use of public water [CGS Section 22a-359(a), as referenced by CGS Section 22a- 
92(a)(2)]. Further, as stated above, the CCMA requires the promotion, through existing state and 
local planning, development, promotional and regulatory authorities, of the development, reuse or 
redevelopment of existing urban and commercial fishing ports giving highest priority and preference 
to water-dependent uses, including but not limited to recreational fishing uses [CGS Section 22a- 
92(b)(1)(C)]. For further information concerning coastal consistency issues, contact Joan Hoelzel 
of the Office of Long Island Sound Programs (OLISP) at 424-3034. 

State authorization is required for activities waterward of the high tide line or in tidal wetlands, 
pursuant to CGS Sections 22a-361 and 22a-32, respectively. It appears that authorization would be 
required for the proposed improvements to the quay and construction of a ferry dock. Further, any 
proposed dredging activities would also require prior authorization. OLISP permit staff can provide 
additional information regarding specific proposals and the need for authorization from that office. 
As indicated earlier, state funding for this project would require a determination of the project’s 
consistency with the CCMA in accordance with CGS Section 22a-100 prior to the provision of such 
funding. Finally, the issuance of permits by any other state agencies or DEP divisions for work which 
would impact the coastal area must be determined to be consistent with the policies and standards 
of the CCMA pursuant to CGS Sections 22a-100 and 22a-98. OLISP staff is available to provide 
assistance in these determinations. 

OLISP reports that they have an active application for a certificate of permission fi'om Fox 
Navigation, L.L.C for temporary berthing of a barge at the quaywall between the State Pier and 
Winthrop Point to handle ferry passengers. 
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The Thames River supports a variety of marine, freshwater and anadromous fisheries resources. 
It is an important spawning and nursery area for resident species and nursery and feeding area for 
species that spawn farther offshore. Commercially or recreationally important species present in the 
project area include (but are not limited to) winter flounder, bluefish, striped bass, and blackfish. One 
species of particular concern is the winter flounder {Pleiironectes amehcanus), because of its sport 
and commercial value and because populations are currently at low levels. The Thames River is an 
important spawning area for this species. 

The Thames River was one of five embayments sampled by beam trawl for young-of-year (YOY) 
winter flounder fi'om 1990 to 1993. During the first three years of sampling, the relative abundance 
of YOY winter flounder ranked first among the five embayments. During the fourth year of sampling 
it ranked second. The Thames River was also sampled for winter flounder larvae fi'om February 21 
through June 2, 1995. Winter flounder were captured in every reach of the river, but the densest 
aggregations of newly-hatched, yolk-sac larvae (stage 1) were found in these middle reaches of the 
river, in the vicinity of the project area. In addition to winter flounder, larvae of twenty other species 
finfish were collected. 

The project area also provides a migratory pathway for anadromous finfish migrating to and from 
freshwater spawning grounds. Anadromous species include, American shad {Alosa sapidissimct), 
alewife (Alosapseudoharengus) and blueback herring (Alosa aestivalis). A fishlift was completed 
in 1996 at the Greenville Dam on the Shetucket River, thereby expanding the amount of habitat 
available to anadromous species in this system. In 1997, 2860 American shad were passed at the 
Greenville Dam fishlift. 

American lobster are also abundant in the project area and the lower Thames River supports a 
recreational and commercial lobster pot fishery. The Thames River also provides habitat for several 
species of shellfish, including hard calms, and oysters. John Volk, the Director of the Division of 
Aquaculture of the Connecticut Department of Aquaculture, can provide more information on these 
resources. 

The loss of habitat and degraded water quality are thought to be important factors contributing 
to the long-term decline in abundance of many important fisheries resources. Impacts to fisheries 
resources will depend on the type of activity proposed, the function and value of the area to be 
altered, and the timing of work. Due to the preliminary and general nature of a Stage I review, we 
cannot provide specific information on the potential impacts of activities on fisheries resources at this 
time. Activities that result in permanent loss or alteration of existing habitat is of particular concern, 
including dredge, fill and shoreline alterations. If dredging is proposed, information required includes 
the location and extent of the area to be dredged, the quality and volume of material to be dredged, 
and anticipated changes in depth, substrate, and benthic habitat. Given the location of the project 
area, it is possible that in-river excavation will require seasonal restrictions in order to protect egg 
and larval winter flounder, as well as migrating anadromous fish. 

Presently, recreational anglers fish from the shoreline along the entire project area, including the 
bulkheaded shoreline north of state pier, the riprap slopes beneath and adjacent to the railroad bridge, 
and the shoreline north of the Amtrak and 1-95 bridges. There is also a concrete, handicapped- 
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accessible fishing platform north of the boat launch on the New London shoreline. According to 
observations by Fisheries Division Staff, the greatest fishing effort occurs from the riprap beneath the 
bridges, as well as in the vicinity of Winthrop Point, which affords access to deeper water. Primary 
species targeted by anglers include striped bass, bluefish, winter flounder and blackfrsh. 

Portions of the project area are within the 100-year flood zone on the community's Flood 
Insurance Rate Map (see enclosed). Because State funds are involved, the project must be certified 
by the Department of Economic & Community Development as being in compliance with flood 
standards specified in section 25-68d of the CGS and section 25-68h-2 of the Regulations of 
Connecticut State Agencies (RCSA). In order to comply with State policy regarding floodplain 
development, intensive uses should not be proposed in these areas. Water-dependent uses and public 
access would be entirely appropriate. 

In addition, the project may require stormwater management certification pursuant to section 
25-68d of the CGS, regardless of its in relation to the floodplain. In order to determine whether a 
project would require certification, additional detailed information concerning the existing extent of 
impervious surface and the storm drainage at the site in comparison to any additional impervious 
surface and the proposed storm drainage system must be provided. If certification is required, the 
activity would have to comply with the stormwater management standards specified in section 25- 
68h-3 of the RCSA. For further information concerning the potential applicability of this requirement 
and details concerning the certification process, contact Art Christian of the Inland Water Resources 
Division at (860) 424-3880. 

Appropriate controls, designed to remove sediment and oil or grease typically found in runoff 
from parking and driving areas, should be included in any new or reconstructed stormwater collection 
system to be installed in the project area. Potential controls include gross particle separators, deep 
sump catch basins with oil-grease traps, and/or sedimentation basins. The Department typically 
recommends that any catch basins installed in conjunction with roadway or parking lot paving should 
have deep sumps to trap sediments and hoods to trap oil and grease. If more than 1 acre of pavement 
drains to a common discharge point, a gross particle separator should also be installed. Advanced 
designs for gross particle separators have been developed, such as Vortechnics, Downstream 
Defender and Stormceptor, that the Department believes are very effective in removing contaminants. 
The last type of separator is designed to treat runoff from areas up to approximately 1 acre in size, 
while the former two can be sized to accommodate flow from larger areas. It is recommended that 
the appropriate variety of this or similar type of unit with a cyclonic design be installed in conjunction 
with each outfall, depending on the size of the drainage area. Provisions should be made for the 
periodic maintenance that will be required to insure continued effectiveness of these control measures. 
For further information regarding the design of stormwater collection systems, contact Chris Stone 
of the Permitting Enforcement & Remediation Division at (860) 424-3850. 

The Natural Resources Conservation Service’s Soil Survey of New London County does not 
depict any wetland soils within the project boundary. There are, however, several waterbodies shown 
in the project area. Most of the project area is denoted as either udorthents or urban land. Due to 
the presence of these mapping units, it is recommended that, at the least, a reconnaissance survey be 
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conducted to identify any existing wetlands and watercourses within the project area. Any 
development should avoid regulated areas to the maximum extent practicable. 

Ground water at the site is rated Class GB in Connecticut’s Water Quality Standards, denoting 
a historically highly urbanized/industrial area where public water supply service is available. The 
Thames River is rated Class SC/SB; due to point and/or nonpoint sources of pollution, certain Water 
Quality Criteria or designated uses assigned to Class SB waters are not currently met. The water 
quality goal is achievement of Class SB criteria and attainment of Class SB designated uses. 
Discharges from industrial wastewater treatment systems would be allowed, subject to the provisions 
of section 22a-430 of the CGS. Discharges that would not allow the attainment of Class SB 
designated uses and quality criteria would not be authorized. 

The Natural Diversity Data Base, maintained by DEP, contains no records of extant populations 
of Federally listed endangered or threatened species or species listed by the State, pursuant to section 
26-306 of the Connecticut General Statutes, as endangered, threatened or special concern at the 
project site. This information is not necessarily the result of comprehensive or site-specific field 
investigations. Although not within the project area, the Atlantic sturgeon {Acipenser oxyrhynchus), 
a State threatened species, is found in the immediately adjacent Thames River. Consultation with the 
Natural Diversity Data Base should not be substituted for on-site surveys required for environmental 
assessments. The extent of investigation by competent biologist(s) of the flora and fauna found at 
the site would depend on the nature of the existing habitat(s). If such a pursuit reveals any Federal 
or State listed species, please contact the Natural Resources Center at (860) 424-3540. 

A list of 27 business was provided as part of the review materials. As discussed with your office, 
due to time constraints and the amount of effort that would be required, a search of the Department’s 
program files for information concerning regulatory status of particular properties or potential 
contamination issues was not conducted. If such information is required for a limited number of 
properties, this office can coordinate a file search, if given sufficient lead time. For this project, 
consultants should consult the DEP Environmental Quality Records File Room as an initial step in 
determining the environmental status of properties. It is located in the basement of 79 Elm Street and 
is open Tuesday, Wednesday and Thursday from 9 am to noon and 1 pm to 3 pm. I have enclosed 
a fact sheet detailing the file information that can be found in the file room and with various offices. 
For more information concerning the file room operation, call 424-4180. 

With regard to water supply, the Comprehensive Water Supply Plan prepared for the City of 
New London Water & Water Pollution Control Authority (WWPCA) and approved by the 
Department of Public Health (DPH) in June 1993 concludes that “the safe yield of the existing 
sources of supply are marginally adequate to meet current and projected demand.” Several 
improvements to the supply system are needed to ensure that future demands for water can be met, 
including replacement of the pumping station at Great Swamp and development of the Hunts Brook 
diversion. These projects would require a diversion permit from DEP. The Inland Water Resources 
Division reports that applications have recently been received for these projects; they have not yet 
been reviewed for completeness. It is anticipated that this permit process will be lengthy and 
contentious. The WWPCA and the DPH should also be contacted for additional information 
concerning the existing water supply situation. 
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The Bureau of Water Management reports that the New London wastewater treatment facility 
has a design capacity of 10 million gallons per day (MGD). Average daily flow in 1997 was 7.1 
MGD. There appears to be adequate capacity available to accommodate additional flow from 
development of the site. The flows from this project as well as other recent proposals should all be 
considered when determining the adequacy of water and sewer service. 

The following generic comments may be applicable to redevelopment activities. 

Prior to the demolition of any commercial, industrial or public buildings or buildings containing 
five or more residential units, they must be inspected for asbestos-containing materials and any 
such materials must be removed. The National Emissions Standards for Hazardous Air 
Pollutants - Subpart M also requires that the Federal EPA be notified 10 working days prior to 
demolition. For further information, contact the EPA at (617) 223-4859; 

During any building renovation, areas to be disturbed must be inspected for the presence of 
asbestos-containing materials. Any abatement project or the removal and disposal of such 
material must conform to Federal and State regulations. These include 40 CFR 61, Subparts A, 
B and M and section 19a-332a-l through 19a-332a-16 of the Regulations of Connecticut State 
Agencies. For further information, contact the Department of Public Health at 509-7367. 

The disposal of material containing asbestos requires the approval of the Waste Engineering and 
Enforcement Division pursuant to section 22a-209-8(i) of the Regulations of Connecticut State 
Agencies. Proper disposal technique requires that the material be bagged and labeled and placed 
in an approved secure landfill. For further information and to obtain the application for 
approval, contact the division at (860) 424-3366. 

The disposal of demolition waste should be handled in accordance with applicable solid waste 
statutes and regulations. Clean fill is defined in section 22a-209-l of the Regulations of 
Connecticut State Agencies (RCSA) and includes only natural soil, rock, brick, ceramics, 
concrete and asphalt paving fragments. Clean fill can be used on site or at appropriate oflF-site 
locations. Clean fill does not include uncured asphalt, demolition waste containing other than 
brick or rubble, contaminated demolition wastes (e.g. contaminated with oil or lead paint), tree 
stumps, or any kind of contaminated soils. Landclearing debris and waste other than clean fill 
resulting fi-om demolition activities is considered bulky waste, also defined in section 22a-209-l 
of the RCSA. Bulky waste is classified as special waste and must be disposed of at a permitted 
landfill or other solid waste processing facility pursuant to section 22a-208c of the Connecticut 
General Statutes and section 22a-209-2 of the RCSA. For further information concerning 
disposal of demolition debris, contact the solid waste staff of the Waste Engineering & 
Enforcement Division at (860) 424-3366. 

Residue generated by the removal of lead paint is considered to be hazardous waste if it meets 
the characteristics contained at 40 CFR 261. This must be determined on a case-by-case basis 
for each abatement project prior to disposal. The disposal of hazardous waste is regulated 
pursuant to sections 22a-449(c)-l 1 and 22a-449(c)-100 through 22a-449(c)-l 10 of the 
Regulations of Connecticut State Agencies. Proper disposal procedure is for a permitted 
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hazardous waste hauler to transport the waste to an approved disposal facility. The Bureau of 
Waste Management has prepared a document, "Guidance for the Management and Disposal of 
Lead-Contaminated Materials Generated in the Lead Abatement, Renovation and Demolition 
Industries." For further information and to obtain the guidance document, contact the Waste 
Engineering and Enforcement Division at (860) 424-3372. 

The site should be inspected for any electrical equipment such as transformers or capacitors 
which may contain PCB's. In addition, the PCB Transformer Fires Final Rule (40 CFR 761) 
requires that each PCB transformer in use or stored for reuse must be registered with the local 
fire department. PCB transformers are prohibited from use in and near commercial and public 
buildings (e.g. schools, hospitals, offices, etc.). For further information, contact the Bureau of 
Waste Management, PCB Program at (860) 424-3368. 

If the rehabilitation of structures involves the removal of exterior paint, certain precautions 
should be taken to protect ground and surface water quality. The methods of paint stripping and 
disposal of spent stripping fluid should be selected to minimize potential impacts. The Bureau 
of Water Management has prepared draft guidelines for stripping operations, including the 
appropriate collection, testing and disposal procedures for paint stripping wastes. For further 
information, contact the bureau at (860) 424-3018. 

Thank you for the opportunity to review this project. If there are any questions concerning these 
comments, please contact me. 


Enclosures (2) 

cc: JeflP Smith, 0PM 

Arthur J. Rocque, Jr., DEP/COMM 
Art Christian, DEP/TWRD 
Linda Gunn Alexander, DEO/FD 
Joan Hoelzel, DEP/OLISP 
Michele Sullivan, DEP/OCE 
Steve Tessitore, DEP/TWRD 
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